
 
 
 

 
 
 

DEVELOPMENT CONTROL COMMITTEE 

09 June 2011 at 7.00 pm 
 

 

AGENDA 

 

Membership: 
 

Chairman:  Cllr. Mrs A Dawson 
 

 

Cllrs: Cllr. G Williamson, Cllr. B Ayres, Cllr. R Brookbank, Cllr. C Brown, 
Cllr. C Clark, Cllr. P Cooke, Cllr. R J Davison, Cllr. M Dickins, 
Cllr J Gaywood, Cllr Ms M Lowe, Cllr. P McGarvey, Cllr. Mrs F Parkin, 
Cllr. R Piper, Cllr. G Ryan, Cllr. J Scholey, Cllr. J Thornton, 
Cllr. J Underwood and Cllr. R Walshe 
 

 
Apologies for absence 
 
1. Minutes of the meeting of the Committee held on 7 April 

2011  
 

(Pages 1 - 2) 

2. Declarations of interest or predetermination  
 

 

3. Declarations of lobbying  
 

 

4. LOCAL GOVERNMENT (ACCESS TO INFORMATION) ACT 
1985  
 

 

5. Planning Applications – Head of Development Services’ 
Report  
 

 

 5.1. SE/11/00470/FUL - Green Coppers , Wildernesse 
Avenue, Sevenoaks TN15 0EA  

(Pages 3 - 12) 

 PROPOSAL: Glazed link extension between main house and 
garage roof (Further amendment to planning permission 
SE/08/00930/FUL)   
 

 

 5.2. SE/11/00471/FUL - Green Coppers , Wildernesse 
Avenue, Sevenoaks  TN15 0EA  

(Pages 13 - 22) 

 PROPOSAL: Conversion of existing garage roof, to form gym 
with rear and side facing dormer entrances (Amendment to 
planning permission SE/08/00930/FUL)   
 

 



 
 

 5.3. SE/11/00370/FUL - Fairlawn , Wildernesse Avenue, 
Sevenoaks TN15 0EA  

(Pages 23 - 34) 

 PROPOSAL: Demolition of west wing, garaging and pool 
annexe and erection of new and replacement extensions 
including basement and accommodation in the loft space with 
one roof balcony to south. Erection of a new self-contained pool 
house.  
 

 

 5.4. SE/11/00371/CAC - Fairlawn , Wildernesse Avenue, 
Sevenoaks TN15 0EA  

(Pages 35 - 42) 

 PROPOSAL: Demolition of west wing, garaging and pool 
annexe.  
 

 

 5.5. SE/11/00034/FUL - 1 Charts Edge Cottage , Hosey 
Hill, Westerham TN16 1TA  

(Pages 43 - 54) 

 PROPOSAL: Erection of single storey side and rear extension.  
 

 

 5.6. SE/11/00035/LBCALT - 1 Charts Edge Cottage, Hosey 
Hill, Westerham  TN16 1TA  

(Pages 55 - 62) 

 PROPOSAL: Single storey side and rear extension  
 

 

 5.7. SE/10/03522/FUL - Chelsham, Church Road, Hartley, 
Longfield DA3 8DN  

(Pages 63 - 72) 

 PROPOSAL: Demolition of existing dwelling and erection of 2 
detached dwellings, car port and car port and alterations to 
vehicular access.  
 

 

 5.8. SE/11/00774/FUL - Hodsoll House , High Street, 
Farningham Dartford  DA4 0DH  

(Pages 73 - 82) 

 PROPOSAL: Demolition of existing outbuilding, erection of 
replacement outbuilding to provide garage, and ancillary 
residential accommodation to Hodsoll House, associated works  
 

 

 5.9. SE/11/00774/FUL - Hodsoll House , High Street, 
Farningham Dartford  DA4 0DH  

(Pages 83 - 92) 

 PROPOSAL: Demolition of existing outbuilding, erection of 
replacement outbuilding to provide garage, and ancillary 
residential accommodation to Hodsoll House, associated works  
 

 

 5.10. SE/10/03498/FUL - 81 High Street And The Shambles, 
Sevenoaks  

(Pages 93 - 100) 

 PROPOSAL: Change of use of existing shop and open amenity 
land to mixed A1 (coffee shop) / A3 (Cafe and outside seating 
area) use.  
 

 



 
 

 5.11. SE/11/00102/FUL - Land Adjacent To, 1 & 2 
Shacklands Cottages, Shacklands Road, Shoreham, 
Sevenoaks  

(Pages 101 - 110) 

 PROPOSAL: Replacement of defective septic tank with new 
treatment plant, all in accordance with the environment 
permitting Reg 2010 - registering an exempt water discharge 
activity granted 30th December 2010 to serve no's 1 & 2 
Shacklands Cottages  
 

 

 5.12. SE/11/00765/FUL - 66 London Road, Sevenoaks,  
TN13 1AT  

(Pages 111 - 116) 

 PROPOSAL: Change of use of retail unit A1 to A3 restaurants 
and cafes, on the ground floor.  
 

 

 5.13. SE/11/01024/TELNOT - Proposed 
Telecommunications Mast North Of Junction With 
London Road, Shurlock Avenue, Swanley  

(Pages 117 - 124) 

 PROPOSAL: 11.8 metre high street furniture style shared 
telecommunications installation with associated equipment 
housing and ancillary development thereto.  
 

 

 5.14. SE/11/01076/TELNOT- Land South Of Service Station, 
London Road, Swanley  BR8 7QD  

(Pages 125 - 132) 

 PROPOSAL 12.5m high Jupiter streetworks column 
accommodating 6 no. shrouded antennas with slimline meter 
cabinet and radio equipment enclosure and development 
ancillary thereto.  
 

 

6. Enforcement of Planning Control  
 

 

 6.1. 310/05/085: Four Winds, Farley Common, Westerham  (Pages 133 - 238) 

   
 

 

7. Tree Preservation Orders  
 

 

 7.1. Objection to TPO/01/2011: Crispins, The Street, 
Horton Kirby, South Darenth  

(Pages 239 - 244) 

   
 

 

 7.2. Objections to TPO/206/2011: 14 Woodlands Rise, 
Swanley  

(Pages 245 - 248) 

   
 

 

EXEMPT ITEMS 

(At the time of preparing this agenda there were no exempt items. During any such 
items which may arise the meeting is likely NOT to be open to the public.) 

 
Late Observations 



 
 

 

To assist in the speedy and efficient despatch of business, Members wishing to obtain 
factual information on items included on the Agenda are asked to enquire of the 

appropriate Director or Contact Officer named on a report prior to the day of the meeting. 
 

Should you require a copy of this agenda or any of the reports listed on it in another format 
 

please do not hesitate to contact the Democratic Services Team as set out below. 
If you wish to speak in support or against a planning application on this agenda, 

please call the Council’s Contact Centre on 01732 227000 
 

For any other queries concerning this agenda or the meeting please contact: 
The Democratic Services Team (01732 227241) 

 
 
Any Member who wishes to request the Chairman to agree a pre-meeting site 
inspection is asked to email democratic.services@sevenoaks.gov.uk or speak to a 
member of the Democratic Services Team on 01732 227199 by 5pm on Monday, 6 
June 2011.  
 
The Council's Constitution provides that a site inspection may be determined to be 
necessary if:  
 
i.  Particular site factors are significant in terms of weight attached to them relative to 

other factors and it would be difficult to assess those factors without a Site 
Inspection. 
 

ii. The characteristics of the site need to be viewed on the ground in order to assess 
the broader impact of the proposal. 
 

iii. Objectors to and/or supporters of a proposal raise matters in respect of site 
characteristics, the importance of which can only reasonably be established by 
means of a Site Inspection. 
 

iv. The scale of the proposal is such that a Site Inspection is essential to enable 
Members to be fully familiar with all site-related matters of fact. 
 

v. There are very significant policy or precedent issues and where site-specific 
factors need to be carefully assessed. 

 
When requesting a site inspection, the person making such a request must state 
under which of the above five criteria the inspection is requested and must also 
provide supporting justification. 
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DEVELOPMENT CONTROL COMMITTEE 

Minutes of the meeting of the Development Control Committee 
held on 07 April 2011 commencing at 7.00pm 

Present: Cllr. Mrs. Dawson (Vice-Chairman in the Chair) 

Cllrs. Arnold, Brookbank, Mrs. Broomby, Cooke, Davison, Gaywood, 
Maskell, McGarvey, Mrs. Morris, Mrs. Parkin, Ryan, Underwood and 
Walshe. 

Apologies for absence were received from Cllrs. Bosley, Piper and 
Scholey. 

67. MINUTES  

Resolved: That the minutes of the meeting of the Development Control 
Committee held on 10 March 2011 be approved and signed by the Chairman 
as a correct record. 

68. DECLARATIONS OF INTEREST OR PREDETERMINATION 

Cllrs. Mrs. Dawson and Mrs. Parkin declared personal interests in respect of minute 
number 70 as they were members of the Sevenoaks District Council Access Group. 

69. DECLARATIONS OF LOBBYING 

Cllrs. Arnold, Mrs. Broomby, Cooke, Gaywood, Maskell, Mrs. Parkin, Ryan, 
Underwood and Walshe each declared that they had been lobbied in respect of Item 
5.01 - SE/10/03224/FUL: Mercantile, Kingsingfield Road, West Kingsdown. 

70. PLANNING APPLICATIONS 

The Committee considered the following planning application: 

Item 5.01 - SE/10/03224/FUL: Mercantile, Kingsingfield Road, WEST KINGSDOWN  

The report advised that the partially retrospective application comprised of proposals 
for the formation of a hardstanding area for parking, a wheel chair ramp and 
installation of a sewage treatment plant. It was noted that the application had been 
referred to the Committee by the local Members due to concerns that the 
development of the site may be inappropriate within the Green Belt. Officers stated 
that the proposed scheme was considered to be appropriate development within the 
Green Belt as it would not detrimentally impact upon the open character and 
appearance of the Green Belt and would not harm the existing residential amenity or 
the character and appearance of the Area of Outstanding Natural Beauty (AONB).   

The Committee was addressed by the following speakers: 

 Against the Application:  Dr Pontone 

 For the Application: Mr Bodsworth 

 Parish Representative:  - 

 Local Member: - 

During consideration of this item it was noted by Members that there were objections 
raised by the local parish council and residents.  Members considered whether the 
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proposed  access ramp was wide enough. The majority of Members expressed the 
view that the application was an appropriate development within the Green Belt and 
AONB. 

It was MOVED by the Chairman that the recommendation in the report be adopted. 
The motion was put to the vote and there voted –  

 11 votes in favour of the motion 

 3 votes against the motion 

 Resolved: SE/10/03224/FUL: That planning permission be GRANTED  
subject to the following conditions: 

 1) The development hereby permitted shall be begun before the expiration of 
three years from the date of this permission. 

 In pursuance of section 91 of the Town and Country Planning Act 1990. 

 2) Once occupation of the mobile home has ceased by Mr Bodsworth, the 
hardstanding and sewage treatment plant hereby permitted, shall be removed 
and the site shall be restored to its previous condition, or restored in 
accordance with a scheme that has been submitted to and approved in writing 
by the Council. 

 In order to preserve and enhance the character and appearance of the Area 
of Outstanding Natural Beauty, in accordance with Policy C3 of the South East 
Plan and Policy LO8 of the Core Strategy. 

3) The development hereby permitted shall be carried out in accordance with 
the following approved plans:1 unnumbered 1:2500 scaled location plan, 1 
unnumbered 1:500 scaled block plan, 1 unnumbered 1:100 scaled proposed 
plan, 1:100 proposed elevation, 1 unnumbered 1:50 scaled elevation of 
sewage treatment plant received on 19/11/10. 

 For the avoidance of doubt and in the interests of proper planning. 

 

THE MEETING WAS CONCLUDED AT 7.50 P.M. 

 

 

CHAIRMAN 
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Development Control Committee:  9 June 2011 

SE/11/00470/FUL  Item No 5.01 

(Item No 5.01)  1 

5.01 - SE/11/00470/FUL Date expired 29 April 2011 

PROPOSAL: Glazed link extension between main house and garage roof 

(Further amendment to planning permission 

SE/08/00930/FUL) 

LOCATION: Green Coppers , Wildernesse Avenue, Sevenoaks TN15 0EA  

WARD(S): Seal and Weald 

 

ITEM FOR DECISION 

This application is referred to Development Control Committee as the Officer's 

recommendation varies from that of the Town Council and at the original request of 

Councillor Coates and later Councillor Thornton. 

RECOMMENDATION: That planning permission be GRANTED subject to the following 

conditions:- 

1) All doors and windows shall be constructed in accordance with the detailed 

drawings submitted under SE/08/02305, unless agreed otherwise in writing by the local 

planning authority. 

To ensure that the appearance of the development enhances the character and 

appearance of the area as supported by Policy EN1 and EN23 of the Sevenoaks District 

Local Plan. 

2) Soft landscape works shall be undertaken in accordance with the details 

approved under SE/08/02411 unless agreed otherwise in writing by the local planning 

authority. 

To safeguard the visual appearance of the area as supported by policies EN1 and EN23 

of the Sevenoaks District Local Plan 

3) The soft landscape works shall be carried out before the end of the first planting 

season following completion of the development or first occupation of the dwelling, 

whichever is sooner.  The landscape works shall be carried out in accordance with the 

approved details. 

To safeguard the visual appearance of the area as supported by policies EN1 and EN23 

of the Sevenoaks District Local Plan. 

4) If within a period of five years from the completion of the development, any of the 

trees or plants that form part of the approved details of soft landscaping die, are 

removed or become seriously damaged or diseased then they shall be replaced in the 

next planting season with others of similar size and species 

To safeguard the visual appearance of the area as supported by policies EN1 and EN23 

Agenda Item 5.1
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SE/11/00470/FUL  Item No 5.01 

(Item No 5.01)  2 

of the Sevenoaks District Local Plan. 

5) Tree protection measures shall be undertaken in accordance with the details 

approved under SE/08/02434 unless agreed otherwise in writing by the local planning 

authority. The approved protection measures shall be in place before demolition 

commences  and before any equipment, machinery or materials are brought on to the 

land for the purposes of the development. Protective fencing shall be maintained until all 

equipment, machinery and surplus materials have been removed from the land. Unless 

agreed otherwise, within a retained tree protected area:  

-Levels shall not be raised or lowered in relation to the existing ground level  

-No roots shall be cut, trenches cut, or soil removed   

-No buildings, roads, or other engineering operations shall be constructed  or carried 

out   

-No fires shall be lit; -No vehicles shall be driven or parked over the area;  

-No materials or equipment shall be stored. 

To secure the retention of the trees on site and to safeguard their long-term health as 

supported by Policy EN1 of the Sevenoaks District Local Plan 

6) Hard landscaping and surfacing shall be undertaken in accordance with drawing 

numbered FLA/GD/P/180/001/D as approved under SE/08/02411 unless agreed 

otherwise in writing by the local planning authority, prior to first occupation of the 

dwelling hereby permitted. 

To ensure that the appearance of the development enhances the character and 

appearance of the area as supported by Policy EN1  of the Sevenoaks District Local Plan 

7) The proposed window (serving 'Bedroom 3) on the first floor of the west facing 

elevation of the dwelling shall be obscure glazed at all times. No further windows, other 

than those shown on the approved plans, shall be inserted in the west facing elevation of 

the approved dwelling. 

To safeguard the privacy of residents as supported by Policy EN1 of the Sevenoaks 

District Local Plan 

8) All works for underground drainage and services shall be  carried out in 

accordance with the details submitted under SE/08/02437 unless agreed otherwise in 

writing by the local planning authority. 

To safeguard trees on site, in accordance with policy EN1 of the Sevenoaks District Local 

Plan 

9) The development hereby permitted shall be carried out in accordance with the 

following approved plans: 4156-PD4-001, 002, 003, 004, 005 and 006 

For the avoidance of doubt and in the interests of proper planning. 

In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 

Agenda Item 5.1
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Development Control Committee:  9 June 2011 

SE/11/00470/FUL  Item No 5.01 

(Item No 5.01)  3 

South East Plan 2009 - Policies CC1, CC4, CC6, BE6 

Sevenoaks District Local Plan - Policies EN1, EN23 

Sevenoaks District Core Strategy 2011 - Policies SP1 

The following is a summary of the main reasons for the decision: 

Any potentially significant impacts on the amenities of nearby dwellings can be 

satisfactorily mitigated by way of the conditions imposed. 

The development would preserve the special character and appearance of the 

Conservation Area. 

Informatives 

1) This application relates to the amendment described above and does not infer 

consent for any other changes to the original permission SE/08/00930/FUL (or any later 

variations). 

 

Description of Proposal 

1 Planning permission SE/08/00930/FUL was given for the replacement of the pre-

existing dwelling with a replacement dwelling of a greater scale. This permission 

was later amended under a number of later applications (listed below in the 

history section). Building works for the replacement dwelling are now well 

progressed in accordance with the amended details.  

2 Planning permission is now sought for a further amendment to the original 

planning permission (as later amended) being a glazed link extension of 

approximately 7.2m x 6m between the main body of the dwelling and the 

adjoining garage. The link would be behind the slightly increased height link roof 

(increased in height by approximately 0.6m) and would have an overall height of 

7m when seen from the lower ground level to the front and 4.6m when seen from 

the rear. The addition is a conservatory style element with glazed pitched roof. No 

other changes to the design or appearance of the dwelling are stated of implied 

within the application.  

Description of Site 

3 The application site previously consisted of one detached dwelling set on a 

‘backland’ site to the rear of Westcombe House. The site is adjacent to another 

backland property ‘Shelrock’ to the west. The rear of the plot backs onto Long 

Spinney and land to the east of the site forms part of the existing grounds to 

Blakenhall. The pre-existing dwelling has now been demolished and construction 

work has been commenced to implement permission SE/08/00930/FUL (as later 

amended) for the redevelopment of the site with a single detached dwelling. 

Extensive fencing has been placed on the site to protect trees and building work 

is well underway with the roof now largely in place. The permitted development 

has a floor area of approximately 360 - 400 sq m with a detached garage to the 

west of the building. The permission allows for the erection of an Arts and Crafts 
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Development Control Committee:  9 June 2011 

SE/11/00470/FUL  Item No 5.01 

(Item No 5.01)  4 

style dwelling finished in hanging tiles and red brickwork. The design of the 

dwelling was altered slightly and a loggia style addition was permitted to the rear 

(see history below).  

Constraints 

4 The application site is within the built confines of Sevenoaks and is located within 

the Wildernesse Conservation Area. The site is not within or adjacent to any other 

areas of special environmental or economic designation.   

Policies 

South East Plan 2009  

5 Policies– CC1, CC4, CC6, BE6 

Sevenoaks District Local Plan 2000  

6 Policies–  EN1, EN23 

Sevenoaks Core Strategy 2009  

7 Policy – SP1 

Other 

8 Planning Policy Statement 5: Planning and Historic Environment 

Planning History 

9 I refer only to the most relevant and recent planning history: 

10 10/03458/FUL - Erection of entrance gates and secondary gates with small 

gatehouse - Granted 

11 09/02899/FUL - Erection of single detached dwelling with linked garaging 

(Amendment to previously approved scheme 08/00930/FUL - Reconfiguring of 

internal layout, changes to the stair-well and lift, and extended loggia) - Granted 

12 09/02176/FUL - Erection of single detached dwelling with linked garaging 

(Amendment to previously approved scheme 08/00930/FUL - design change & 

loggia extension) – Withdrawn 

13 09/02175/FUL - Erection of single detached dwelling with linked garaging 

(Amendment to previously approved scheme 08/00930/FUL - loggia extension 

only). – Granted 

14 09/00727/FUL - Redevelopment of Site with Single Detached Dwelling 

(amendment to approved scheme). – Granted 

15 08/02343/FUL - Amendment to planning permission SE/08/00930 

(redevelopment of site with single detached dwelling) to incorporate basement 

level changes - link to garage and lightwells. – Granted 
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SE/11/00470/FUL  Item No 5.01 

(Item No 5.01)  5 

16 08/00931/CAC - Demolition of existing dwelling (to facilitate redevelopment of 

site with single dwelling and garage) – Granted 

17 08/00930/FUL - Redevelopment of Site with Single Detached Dwelling. – 

Granted 

18 07/03145/CAC - Redevelopment of Site with Single Detached Dwelling. – Non-

determination – Appeal Withdrawn 

19 07/03138/FUL - Redevelopment of Site with Single Detached Dwelling. – Non-

determination – Appeal Withdrawn 

20 07/00266/FUL - Redevelopment of site with single detached dwelling. – Refused 

21 07/00265/CAC - Demolition of existing dwelling, to facilitate redevelopment with 

single dwelling. – Refused 

Consultations 

Sevenoaks Town Council 

22 The Sevenoaks Town Council recommended refusal on the grounds that the 

proposed design is totally incongruous with the Conservation Area, and would 

neither preserve nor enhance the character of the Conservation Area. Informative 

: Sevenoaks Town Council noted the lack of a Conservation Area Consent 

application. 

SDC Tree and Landscape Officer 

23 No comment 

Thames Water  

23 No objections 

English Heritage  

24 The application should be determined in accordance with national and local policy 

guidance, and on the basis of your specialist conservation advice.  

Representations 

25 This application was originally called to committee by Councillor Coates as ward 

member for the reasons stated by the Town Council. Councillor Thornton 

maintained this ‘call in’ following the election on May 5th. No comment has been 

received from Councillor Hogarth.  

26 Three letters have been received from neighbours raising objection to the 

application. These letters raise the following issues: 

The addition would be contrary to the ‘Arts and Crafts’ style of the dwelling 

and would not preserve or enhance the Conservation Area.  
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Development Control Committee:  9 June 2011 

SE/11/00470/FUL  Item No 5.01 

(Item No 5.01)  6 

The development would increase the bulk of the dwelling visible from 

surrounding properties and Wildernesse Avenue. The proposal will result in 

overdevelopment of the site.  

 

Head Of Development Services Appraisal 

27 With regards to the relevant policies of the Development Plan and the recent 

planning history on the site, the main considerations in this case are the impact of 

the development upon the special character and appearance of the Wildernesse 

Conservation Area, the impact of the development upon the amenities enjoyed by 

neighbouring properties and any other issues such as trees and landscaping.  

28 I note that permission for the erection of the replacement dwelling has been 

implemented in accordance with the amended schemes on the site and that the 

outer shell of the building is almost entirely completed. It is not therefore relevant 

to reconsider the principle or detail of the larger dwelling as a whole and this 

consideration should look only at the impact of the alteration now sought.  

Character and Appearance  

29 The dwelling is located within the Wildernesse Conservation Area, the pre-existing 

building was not noted as a building contributing to character within the 

Conservation Area Appraisal. The main body of the building is being constructed in 

a largely Arts and Crafts style.  

30 Policy EN23 of the Local Plan reiterates the presumption that development within 

conservation areas should preserve or enhance their special character and 

appearance.  

31 The character of the Conservation Area is developed both through the 

subservience of the dwellings to the landscape and the predominantly treed and 

vegetated appearance of the surroundings and through the architectural merit of 

the dwellings themselves. It is noted that the subservience of the dwellings is 

developed by the large plots and generally large widths to boundaries which allow 

glimpses of trees and vegetation beyond the dwellings. 

32 It is noted however, that the proposal would not be widely visible in the 

surrounding conservation area and would not affect its overall character. The 

dwelling is substantially set back from the roadway on a backland plot, 

approximately 120m from Wildernesse Avenue to the rear of Westcombe House. 

Given the slight bends in the long access driveway and the predominance of the 

trees and planting, there is no significant view directly into the site from 

Wildernesse Avenue. 

33 It is considered that the overall impression of the dwelling remains as an 

attractive Arts & Crafts building. The small increase in the footprint of the building 

resulting from the link extension would not materially reduce the sense of 

spaciousness of the substantial plot. The addition is closely related to the dwelling 

as constructed, is of a domestic scale and does not impact upon the landscaping 

surrounding dwelling. The small increase in the height of the link roof would 

effectively screen the view of this link when viewed from ground level and the use 
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SE/11/00470/FUL  Item No 5.01 

(Item No 5.01)  7 

of glazing ensures that the bulk of the addition is minimised. The amendment 

reflects the character of the dwelling and preserves the prevailing character of the 

Conservation Area. There would be no impact upon any surrounding trees and the 

glazed link extension SE/11/00470 would be placed on an existing concrete slab 

between the garage and the dwelling. 

34 The Council’s Landscape Officer has raised no objection to the proposal.  

Residential Amenity  

35 The addition is closely related to the building as constructed and its garage. The 

alteration is at ground floor level to the rear of the dwelling. Given that the nearest 

property is approximately 30m from the link and any view towards that property 

would be heavily masked by planting, landscaping and boundary treatments, it is 

considered that the proposal would not have a significantly harmful effect upon 

neighbours.  

Other Issues  

36 The access and parking arrangements are unaffected by the proposal.  

37 As the application is for an amendment to the original consent in 2008 (as later 

amended), the effect is to again give a full grant of consent for the development 

as a whole. It is considered therefore that the conditions attached to that 

permission and the most recent amendments are all appropriate to again be 

applied to this grant of consent. These conditions relate to materials, door and 

window construction, soft and hard landscaping, tree protection measures, 

obscure glazing and windows to the west elevation, underground drainage. A 

condition relating to the Code for Sustainable Homes was applied to 

SE/08/00930, though it was not subsequently considered necessary to comply 

with this condition following a ministerial statement relating to the removal of the 

South East Plan. This condition was discharged without full compliance with the 

Code for Sustainable Homes level 3. Even though this requirement has been 

recently reintroduced with the adoption of the Core Strategy, I do not consider 

that it would be reasonable to impose this requirement as the main body of the 

dwelling is now being constructed in accordance with this earlier permission (as 

subsequently amended).  

38 The Town Council has indicated that the proposal is not accompanied by a 

Conservation Area Consent application. Such an application is not required as the 

proposal does not involve substantial demolition.  

 

Conclusion 

39 For the reasons stated above, the proposal is in accordance with the 

Development Plan and I therefore recommend approval of the application subject 

to appropriate conditions.  

Background Papers 

Site and Block Plans  
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SE/11/00470/FUL  Item No 5.01 

(Item No 5.01)  8 

Contact Officer(s): Patrick Reedman  Extension: 7451 

Kristen Paterson 

Community and Planning Services Director 

 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LH48TTBK0CR00  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LH48TTBK0CR00 
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Agenda Item 5.1

Page 11



Development Control Committee:  9 June 2011 

SE/11/00470/FUL  Item No 5.01 

(Item No 5.01)  10 

 

Block Plan 
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5.02 - SE/11/00471/FUL Date expired 29 April 2011 

PROPOSAL: Conversion of existing garage roof, to form gym with rear 

and side facing dormer entrances (Amendment to planning 

permission SE/08/00930/FUL) 

LOCATION: Green Coppers , Wildernesse Avenue, Sevenoaks  TN15 

0EA  

WARD(S): Seal and Weald 

 

ITEM FOR DECISION 

This application is referred to Development Control Committee as the Officer's 

recommendation varies from that of the Town Council and at the original request of 

Councillor Coates and later Councillor Thornton. 

RECOMMENDATION: That planning permission be GRANTED subject to the following 

conditions:- 

1) All doors and windows shall be constructed in accordance with the detailed 

drawings submitted under SE/08/02305, unless agreed otherwise in writing by the local 

planning authority. 

To ensure that the appearance of the development enhances the character and 

appearance of the area as supported by Policy EN1 and EN23 of the Sevenoaks District 

Local Plan. 

2) Soft landscape works shall be undertaken in accordance with the details 

approved under SE/08/02411 unless agreed otherwise in writing by the local planning 

authority. 

To safeguard the visual appearance of the area as supported by policies EN1 and EN23 

of the Sevenoaks District Local Plan 

3) The soft landscape works shall be carried out before the end of the first planting 

season following completion of the development or first occupation of the dwelling, 

whichever is sooner.  The landscape works shall be carried out in accordance with the 

approved details. 

To safeguard the visual appearance of the area as supported by policies EN1 and EN23 

of the Sevenoaks District Local Plan. 

4) If within a period of five years from the completion of the development, any of the 

trees or plants that form part of the approved details of soft landscaping die, are 

removed or become seriously damaged or diseased then they shall be replaced in the 

next planting season with others of similar size and species 

To safeguard the visual appearance of the area as supported by policies EN1 and EN23 

of the Sevenoaks District Local Plan. 

Agenda Item 5.2

Page 13



Development Control Committee:  9 June 2011 

(Item No 5.02)  2 

5) Tree protection measures shall be undertaken in accordance with the details 

approved under SE/08/02434 unless agreed otherwise in writing by the local planning 

authority. The approved protection measures shall be in place before demolition 

commences  and before any equipment, machinery or materials are brought on to the 

land for the purposes of the development. Protective fencing shall be maintained until all 

equipment, machinery and surplus materials have been removed from the land. Unless 

agreed otherwise, within a retained tree protected area:  

- Levels shall not be raised or lowered in relation to the existing ground level  

- No roots shall be cut, trenches cut, or soil removed   

- No buildings, roads, or other engineering operations shall be constructed or carried out 

  

- No fires shall be lit;  

- No vehicles shall be driven or parked over the area;  

- No materials or equipment shall be stored. 

To secure the retention of the trees on site and to safeguard their long-term health as 

supported by Policy EN1 of the Sevenoaks District Local Plan 

6) Hard landscaping and surfacing shall be undertaken in accordance with drawing 

numbered FLA/GD/P/180/001/D as approved under SE/08/02411 unless agreed 

otherwise in writing by the local planning authority, prior to first occupation of the 

dwelling hereby permitted. 

To ensure that the appearance of the development enhances the character and 

appearance of the area as supported by Policy EN1  of the Sevenoaks District Local Plan 

7) The proposed window (serving 'Bedroom 3) on the first floor of the west facing 

elevation of the dwelling shall be obscure glazed at all times. No further windows, other 

than those shown on the approved plans, shall be inserted in the west facing elevation of 

the approved dwelling. 

To safeguard the privacy of residents as supported by Policy EN1 of the Sevenoaks 

District Local Plan 

8) All works for underground drainage and services shall be  carried out in 

accordance with the details submitted under SE/08/02437 unless agreed otherwise in 

writing by the local planning authority. 

To safeguard trees on site, in accordance with policy EN1 of the Sevenoaks District Local 

Plan 

9) The development hereby permitted shall be carried out in accordance with the 

following approved plans: 4156-PD2-001, 002, 003, 004, 005 and 006 

For the avoidance of doubt and in the interests of proper planning. 

In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 

South East Plan 2009 - Policies CC1, CC4, CC6, BE6 
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Sevenoaks District Local Plan - Policies EN1, EN23 

Sevenoaks District Core Strategy 2011 - Policies SP1 

The following is a summary of the main reasons for the decision: 

The development would preserve the special character and appearance of the 

Conservation Area. 

Any potentially significant impacts on the amenities of nearby dwellings can be 

satisfactorily mitigated by way of the conditions imposed. 

Informatives 

1) This application relates to the amendment described above and does not infer 

consent for any other changes to the original permission SE/08/00930/FUL (or any later 

variations). 

 

Description of Proposal 

1 Planning permission SE/08/00930/FUL was given for the replacement of the pre-

existing dwelling with a replacement dwelling of a greater scale. This permission 

was later amended under a number of later applications (listed below in the 

history section). Building works for the replacement dwelling are now well 

progressed in accordance with the amended details.  

2 Planning permission is now sought for a further amendment to the original 

planning permission (as later amended) being the installation of two entrance 

dormer elements to the garage roof to the south and east elevations of the 

garage. The entrances would be created through the use of a gently sloping flat 

roof and with glazed doors under. The vertical elevations of the entrance dormers 

would be tile hung to match the main roof of the garage. No other changes to the 

design or appearance of the dwelling are stated of implied within the application.  

Description of Site 

3 The application site previously consisted of one detached dwelling set on a 

‘backland’ site to the rear of Westcombe House. The site is adjacent to another 

backland property ‘Shelrock’ to the west. The rear of the plot backs onto Long 

Spinney and land to the east of the site forms part of the existing grounds to 

Blakenhall. The pre-existing dwelling has now been demolished and construction 

work has been commenced to implement permission SE/08/00930/FUL (as later 

amended) for the redevelopment of the site with a single detached dwelling. 

Extensive fencing has been placed on the site to protect trees and building work 

is well underway with the roof now largely in place. The permitted development 

has a floor area of approximately 360 - 400 sq m with a detached garage to the 

west of the building. The permission allows for the erection of an Arts and Crafts 

style dwelling finished in hanging tiles and red brickwork. The design of the 

dwelling was altered slightly and a loggia style addition was permitted to the rear 

(see history below).  

Constraints 
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4 The application site is within the urban area of Sevenoaks and is located within 

the Wildernesse Conservation Area. The site is not within or adjacent to any other 

areas of special environmental or economic designation.   

Policies 

South East Plan 2009  

5 Policies – CC1, CC4, CC6, BE6 

Sevenoaks District Local Plan 2000  

6 Policies–  EN1, EN23 

Sevenoaks Core Strategy 2009  

7 Policies– SP1 

Other 

8 Planning Policy Statement 5: Planning and Historic Environment 

Planning History 

9 I refer only to the most relevant and recent planning history: 

10 10/03458/FUL - Erection of entrance gates and secondary gates with small 

gatehouse - Granted 

11 09/02899/FUL - Erection of single detached dwelling with linked garaging 

(Amendment to previously approved scheme 08/00930/FUL - Reconfiguring of 

internal layout, changes to the stair-well and lift, and extended loggia) - Granted 

12 09/02176/FUL - Erection of single detached dwelling with linked garaging 

(Amendment to previously approved scheme 08/00930/FUL - design change & 

loggia extension) – Withdrawn 

13 09/02175/FUL - Erection of single detached dwelling with linked garaging 

(Amendment to previously approved scheme 08/00930/FUL - loggia extension 

only). – Granted 

14 09/00727/FUL - Redevelopment of Site with Single Detached Dwelling 

(amendment to approved scheme). – Granted 

15 08/02343/FUL - Amendment to planning permission SE/08/00930 

(redevelopment of site with single detached dwelling) to incorporate basement 

level changes - link to garage and lightwells. – Granted 

16 08/00931/CAC - Demolition of existing dwelling (to facilitate redevelopment of 

site with single dwelling and garage) – Granted 

17 08/00930/FUL - Redevelopment of Site with Single Detached Dwelling. – 

Granted 

18 07/03145/CAC - Redevelopment of Site with Single Detached Dwelling. – Non-

determination – Appeal Withdrawn 
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19 07/03138/FUL - Redevelopment of Site with Single Detached Dwelling. – Non-

determination – Appeal Withdrawn 

20 07/00266/FUL - Redevelopment of site with single detached dwelling. – Refused 

21 07/00265/CAC - Demolition of existing dwelling, to facilitate redevelopment with 

single dwelling. – Refused 

Consultations 

Sevenoaks Town Council  

22 The Sevenoaks Town Council recommended refusal on the grounds that the 

proposed design is totally incongruous with the Conservation Area, and would 

neither preserve nor enhance the character of the Conservation Area. Informative 

: Sevenoaks Town Council noted the lack of a Conservation Area Consent 

application. 

Tree and Landscape Officer  

23 No comment. 

Thames Water  

24 No objections. 

English Heritage  

24 The application should be determined in accordance with national and local policy 

guidance, and on the basis of your specialist conservation advice.  

Representations 

25 Two letters have been received from neighbours raising objection to the 

application. These letters raise the following issues: 

The addition would be contrary to the ‘Arts and Crafts’ style of the dwelling 

and would not preserve or enhance the Conservation Area.  

The development would increase the bulk of the dwelling visible from 

surrounding properties and Wildernesse Avenue.  

 

 

Ward Members 

26 This application was originally called to committee by Councillor Coates as ward 

member for the reasons stated by the Town Council. Councillor Thornton 

maintained this ‘call in’ following the election on May 5th. No comment has been 

received from Councillor Hogarth.  

 

Head Of Development Services Appraisal 
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27 With regards to the relevant policies of the Development Plan and the recent 

planning history on the site, the main considerations in this case are the impact of 

the development upon the special character and appearance of the Wildernesse 

Conservation Area, the impact of the development upon the amenities enjoyed by 

neighbouring properties and any other issues such as trees and landscaping.  

28 I note that permission for the erection of the replacement dwelling has been 

implemented in accordance with the amended schemes on the site and that the 

outer shell of the building is almost entirely completed. It is not therefore relevant 

to reconsider the principle or detail of the larger dwelling as a whole and this 

consideration should look only at the impact of the alteration now sought.  

Character and Appearance  

29 The dwelling is located within the Wildernesse Conservation Area, the pre-existing 

building was not noted as a building contributing to character within the 

Conservation Area Appraisal. The main body of the building is being constructed in 

a largely Arts and Crafts style.  

30 Policy EN23 of the Local Plan reiterates the presumption that development within 

conservation areas should preserve or enhance their special character and 

appearance.  

31 The character of the Conservation Area is developed both through the 

subservience of the dwellings to the landscape and the predominantly treed and 

vegetated appearance of the surroundings and through the architectural merit of 

the dwellings themselves. It is noted that the subservience of the dwellings is 

developed by the large plots and generally large widths to boundaries which allow 

glimpses of trees and vegetation beyond the dwellings. 

32 It is noted however, that the proposal would not be widely visible in the 

surrounding conservation area and would not affect its overall character. The 

dwelling is substantially set back from the roadway on a backland plot, 

approximately 120m from Wildernesse Avenue to the rear of Westcombe House. 

Given the slight bends in the long access driveway and the predominance of the 

trees and planting, there is no significant view directly into the site from 

Wildernesse Avenue. 

33 It is considered that the overall impression of the dwelling remains as an 

attractive Arts & Crafts building. There would be no material increase in the floor 

area of the dwelling and the proposal would not materially reduce the sense of 

spaciousness of the substantial plot. The additions are closely related to the 

garage as constructed, are of a domestic scale and do not impact upon the 

landscaping surrounding dwelling. Only a small part of the east facing entrance 

dormer would be seen from the front when viewed from ground level and the 

impact of this part is insignificant. The amendment reflects the character of the 

dwelling and preserves the prevailing character of the Conservation Area. There 

would be no impact upon any surrounding trees and much of the development 

would be placed on existing concrete slab.  

34 The Council’s Landscape Officer has raised no objection to the proposal.  

Residential Amenity  
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35 The additions are closely related to the building as constructed and its garage. 

The alteration is at ground floor level to the rear of the garage and facing towards 

the dwelling. Given that the nearest property is in excess of 20m from the 

development and the fact that the entrance dormers do not directly face towards 

this property it is considered that the proposal would not have a significantly 

harmful effect upon neighbours.  

Other Issues  

36 The access and parking arrangements are unaffected by the proposal.  

37 As the application is for an amendment to the original consent in 2008 (as later 

amended), the effect is to again give a full grant of consent for the development 

as a whole. It is considered therefore that the conditions attached to that 

permission and the most recent amendments are all appropriate to again be 

applied to this grant of consent. These conditions relate to materials, door and 

window construction, soft and hard landscaping, tree protection measures, 

obscure glazing and windows to the west elevation, underground drainage. A 

condition relating to the Code for Sustainable Homes was applied to 

SE/08/00930, though it was not subsequently considered necessary to comply 

with this condition following a ministerial statement relating to the removal of the 

South East Plan. This condition was discharged without full compliance with the 

Code for Sustainable Homes level 3. Even though this requirement has been 

recently reintroduced with the adoption of the Core Strategy, I do not consider 

that it would be reasonable to impose this requirement as the main body of the 

dwelling is now being constructed in accordance with this earlier permission (as 

subsequently amended).  

38 The Town Council has indicated that the proposal is not accompanied by a 

Conservation Area Consent application. Such an application is not required as the 

proposal does not involve substantial demolition.  

Conclusion:   

39 For the reasons stated above, the proposal is in accordance with the 

Development Plan and I therefore recommend approval of the application subject 

to appropriate conditions.  

Background Papers 

Site and Block Plans 

Contact Officer(s): Patrick Reedman  Extension: 7451 

Kristen Paterson 

Community and Planning Services Director 

 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LH49ASBK0CR00  

Link to associated documents: 
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http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LH49ASBK0CR00 
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5.03 - SE/11/00370/FUL Date expired 21 April 2011 

PROPOSAL: Demolition of west wing, garaging and pool annexe and 

erection of new and replacement extensions including 

basement and accommodation in the loft space with one 

roof balcony to south. Erection of a new self-contained pool 

house. 

LOCATION: Fairlawn , Wildernesse Avenue, Sevenoaks TN15 0EA  

WARD(S): Seal & Weald 

 

ITEM FOR DECISION 

This application is reported to Development Control Committee as the Officer's 

recommendation varies from that of the Town Council and at the original request of 

Councillor Coates and later Councillor Thornton. 

RECOMMENDATION: That planning permission be GRANTED subject to the following 

conditions:- 

1) The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 

In pursuance of section 91 of the Town and Country Planning Act 1990. 

2) No development shall be carried out on the land until samples of the materials to 

be used in the construction of the external surfaces of the extensions and outbuildings 

hereby permitted have been submitted to and approved in writing by the Council. The 

development shall be carried out using the approved materials. 

To ensure that the appearance of the development enhances the character and 

appearance of the conservation area as supported by Policy EN23 of the Sevenoaks 

District Local Plan. 

3) Prior to the commencement of the swimming pool building hereby permitted, a 

method statement shall be supplied and approved in writing by the Council. This 

statement shall give detail of the method of construction of the swimming pool building 

having regard to the protection of surrounding and adjacent trees. The development shall 

be carried out in complete accordance with the approved details unless otherwise 

agreed in writing by the Council. 

To safeguard the retention and long term health of trees in accordance with EN1 and 

EN23 of the Sevenoaks Local Plan. 

4) No development shall be carried out on the land until full details of soft landscape 

works have been submitted to and approved in writing by the Council.  Those details 

shall include:-planting plans (identifying existing planting, plants to be retained and new 

planting);-a schedule of new plants (noting species, size of stock at time of planting and 

proposed number/densities); and-a programme of implementation. 
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To safeguard the visual appearance of the area as supported by EN1 of the Sevenoaks 

District Local Plan. 

5) All soft landscape works shall be carried out before the first occupation of the 

development hereby permitted.  The landscape works shall be carried out in accordance 

with the approved details. 

To safeguard the visual appearance of the area as supported by EN1 and EN23 of the 

Sevenoaks District Local Plan. 

6) If within a period of five years from the completion of the development, any of the 

trees or plants that form part of the approved details of soft landscaping die, are 

removed or become seriously damaged or diseased then they shall be replaced in the 

next planting season with others of similar size and species. 

To safeguard the visual appearance of the area as supported by EN1 and EN23 of the 

Sevenoaks District Local Plan. 

7) The development hereby permitted shall be carried out in accordance with the 

following approved plans: DS/140/01, 02A, 03A, 04A, 05B, 06, 07A, 08B, 09, 10B, 11B, 

12B, 13B, 14, 15, 16, 17, 18A and 19 

For the avoidance of doubt and in the interests of proper planning. 

8) Prior to the commencement of the swimming pool building, details of acoustic 

insulation of the proposed plant room shall be provided to and approved in writing by the 

Local Planning Authority. The development shall be carried out in complete accordance 

with the approved details and thereafter maintained as such. 

To safeguard the amenities of the occupiers of properties adjacent to the site as 

supported by Policy EN1 of the Sevenoaks District Local Plan. 

In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 

South East Plan 2009 - Policies CC6, BE6 

Sevenoaks District Local Plan - Policies EN1, EN23, H6B 

Sevenoaks District Core Strategy 2011 - Policies SP1 

The following is a summary of the main reasons for the decision: 

The development would not have an unacceptable impact on the residential amenities of 

nearby dwellings. 

The development would preserve the special character and appearance of the 

Conservation Area. 

 

 

Description of Proposal 
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1 Planning permission is sought for the following extensions and alterations to the 

dwelling: 

a) The replacement of the demolished ‘west wing’ part (see 

SE/11/00371/CAC) with a two storey projecting wing with catslide roof and 

dormers creating a first floor. The extension would have a width of approximately 

12.8m off of the remaining original part of the dwelling. The extension would have 

an overall height of 8.2m with a stepped down part adjacent to the original 

dwelling. A rooflight would be placed in the rear roof slope to create a 2nd floor 

bedroom. 

b) The erection of two rear projecting single storey extensions to the rear of 

the extended and existing part of the dwelling, each having a rearward projection 

of 10 – 12m from the rear elevation. These elements are of a unique modern 

design with pitched and flat roof parts.  

c) The creation of an inverted dormer type balcony and the addition of a 

skylight to the rear of the main roof of the dwelling to allow for additional loft 

accommodation.  

2 The erection of a replacement 4 x 2.5m porch to the main entrance with pitched 

cat slide style roof.  

d) The erection of a detached pool house building to the rear of the site near 

to the western boundary. The pool building would have a floor area of 23m x 7.6m 

which is enlarged by the diamond shaped roof design providing a canopy to each 

side of the building. The pool would be approximately 23m from the resultant 

dwelling.  

Description of Site 

3 The application site consists of one large detached dwelling with adjoining garage 

and swimming pool extension set within a large landscaped and well treed 

curtilage. The original dwelling is of an Arts & Crafts style with a main east-west 

ridge to hip and catslide and two storey front and rear projecting gable element. 

The main dwelling is constructed with timber frame effect and render with tile 

hanging to the gable element. The roof is finished with plain tiles.  

4 The dwelling fronts onto Wildernesse Avenue, though is set back from the highway 

by approximately 25 - 30 metres (in line with surrounding properties in the 

vicinity). Unlike other surrounding properties, the dwelling is orientated so that it 

faces the road at a 45 degree angle. As is generally the case within the 

Wildernesse Conservation Area, the front of the dwelling is generally obscured by 

a large amount of mature planting. Access roads run adjacent to both east and 

west boundaries to houses on plots to the rear of the dwellings on Wildernesse 

Avenue. The trees on the verges of the avenue to the front are protected.   

 

 

Constraints 
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5 The application site is located within the urban area of Sevenoaks and within the 

Wildernesse Conservation Area. The dwelling is not listed and there are no TPO 

protected trees within the site.  

Policies 

South East Plan 2009 

6 Policies – CC6, BE6  

Sevenoaks District Local Plan 

7 Policies – EN1, EN23, H6B  

Sevenoaks Core Strategy 2011 

8 Policies – SP1 

Other –  

9 Residential Extensions Supplementary Planning Document 2009 

10 Planning Policy Statement 5: Planning and the Historic Environment 

Planning History 

11 83/01321 – Part single storey / part two storey extensions incorporating 

swimming pool, double garage and additional vehicle and pedestrian access – 

Granted 

12 06/01948/FUL - Alteration of existing front wall & installation of electrically 

operated gates. – Granted  

13 10/02992/FUL - Demolition of west wing, garaging and pool annexe and erection 

of new and replacement extensions including basement and accommodation in 

the loft space with roof balconies to south. Erection of a new self-contained pool 

house. – Withdrawn 

14 10/02993/CAC - Demolition of existing west wing, garaging and pool annexe and 

erection of new and replacement extensions including basement and 

accommodation in roof space in loft with roof balconies to south. Erection of new 

self contained pool house. – Withdrawn  

Consultations 

Sevenoaks Town Council  

15 Sevenoaks Town Council notes that this application is virtually identical to 

ref:SE/10/02992/FUL, and therefore continues to recommend refusal on the 

following grounds; 

- The side extension is very bulky and the design does not enhance the 

Conservation Area.  The proposal would also cause loss of amenity to 

neighbouring property contrary to EN1(3) and EN22 of the Sevenoaks 

District Local Plan  
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- The design and materials of the rear extensions are not in keeping with the 

original house contrary to EN1(1) and EN22   

- The proposal would result in the loss of 7 trees to the rear of the house. No 

mention of this is made in the Design Statement. The Town Council would 

ask for a Tree Preservation Order to be placed on these trees. EN1(2) and 

EN2  

- The design and materials of the proposed swimming pool are not in 

keeping with the original house and do not enhance the Conservation 

Area  

- The proposal is unneighbourly.  It is too close to the boundary with the 

neighbouring property, Quarry Dean, contrary to EN1 and no mention of 

plans to deal with noise pollution contrary to EN1(12). The building would 

appear to be 15.6' at highest point based on scale of 1:100. 

 NB: Policy EN22 of the Local Plan has been deleted, the Town Council may be 

referring to Policy EN23.  

SDC Tree and Landscape officer 

16 Following on from our site meeting to view the pegged out area for the proposed 

pool house. I was surprised to see that it is to be larger than expected. I have 

known all along that this proposal will necessitate the removal of varying shrubs 

and trees. I am happy that the trees and shrubs that will be removed will be 

smaller or non visible externally. There is one mature Oak tree located adjacent to 

the north western elevation of the pool house. Foundation works will be within the 

root protection area for this tree. In this instance I suspect that the minimum 

required in order to safeguard this tree will be a method statement itemising 

protection procedures during the construction process. This I suspect could be 

conditioned and attached to the main consent, if provided. 

SDC Conservation Officer  

17 Whilst this revised scheme might seem at first glance to be little different from the 

earlier one, significant changes have been made. These comprise; 1. a distinct 

break and gap in the ridgeline between the existing and new elements, clearly 

differentiating old from new, which meets one of the desired improvements from 

a conservation point of view. 2.  the garage has been set back further from the 

front wall, 3. the porch has been reduced in size and the dormer window omitted, 

4 the first floor dormers to the front elevation have been omitted . All these items 

combine to reduce the scale and impact of the additions and I do not consider 

that the essential  character of the building in the CA would be compromised. The 

rear additions are single storey and the pool house set well back. Neither would 

have an adverse impact therefore.  Recommend approval subject to 

samples/details of materials. 

Representations 

18 One letter has been received from an adjacent neighbour asking that the doors to 

the plant room of the swimming pool are fully sound insulated. 

Ward Members 
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19 This application was originally called to committee by Councillor Coates as ward 

member for the reasons stated by the Town Council. Councillor Thornton 

maintained this ‘call in’ following the election on May 5th. No comment has been 

received from Councillor Hogarth.  

 

Head Of Development Services Appraisal 

20 With regards to the relevant policies of the Development Plan listed above, the 

main considerations in this case are the impact of the development upon the 

special character and appearance of the Conservation Area (including the 

character of the existing dwelling and the on-site landscaping), the impact of the 

development upon the amenities enjoyed by neighbours and any other relevant 

issues such as access and parking.  

Character and Appearance of the Conservation Area 

21 The dwelling is located within the Wildernesse Conservation Area and is noted as 

a building contributing to character. The main body of the building is constructed 

in an Arts and Crafts style. The dwelling is substantially set back from the roadway 

by approximately 25 - 30 metres and is partially obscured from view from the 

front by trees and planting. Railings and gates mark the front boundary and 

access of the dwelling.  

22 Policy EN23 of the Local Plan reiterates the presumption that development within 

conservation areas should preserve or enhance their special character and 

appearance.  

23 The character of the Conservation Area is developed both through the 

subservience of the dwellings to the landscape and the predominantly treed and 

vegetated appearance of the surroundings and through the architectural merit of 

the dwellings themselves. It is noted that the subservience of the dwellings is 

developed by the large plots and generally large widths to boundaries which allow 

glimpses of trees and vegetation beyond the dwellings. 

24 In this case, the surviving part of the original dwelling is of an interesting 

character with an interesting roof form and well proportioned division of the east-

west timber / render portion and front and rear projecting gable. The site is 

particularly well treed to the front boundary (inside and outside of the site area) 

and along the side boundaries.  

25 The proposal removes the existing two storey western projection which is of little 

merit in its own right and the unsympathetic double garage and large single storey 

swimming pool elements. The main two storey western projection now would be 

partially visible from Wildernesse Avenue albeit seen through the intermediate 

planting and vegetation. This element would however complement the character 

of the existing dwelling and would not overwhelm the form and appearance of the 

dwelling. The proposed extension contains a clear break of roof line to 

differentiate it from the main dwelling and this result in an appearance of 

subservience to the remaining original part of the dwelling. The use of the catslide 

roofs, particularly adjacent to the western boundary reduces the impact of the 

width of the development and allows the dwelling to remain subservient in 

appearance to the landscape of the Wildernesse Estate; allowing glimpses 
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through to the rear of the property and the arrangement allowing for the 

maintenance of planting to the front and side boundaries.  

26 The proposed porch is in keeping with the style and appearance of the dwelling 

and particularly uses an extension of the cat slide roof to tie the element into the 

character of the original dwelling. The inverted dormer and rooflights are to the 

rear roof slope and do not increase the profile of the roof.  

27 The additions to the rear of the dwelling and the swimming pool building are 

markedly different in character and are of a modern style. Both the rear 

extensions and the swimming pool building are characterised by their over-sailing 

roof designs. These elements are, however, to the rear of the dwelling or well back 

into the garden area. The single storey rear projections are subservient to the 

form of the dwelling and would not have an adverse impact upon the conservation 

area. Similarly, the proposed single storey swimming pool is set well back 

amongst retained landscaping and subservient in scale and form to the dwelling. 

28 The Tree and landscape officer has indicated that the proposed swimming pool 

building would require the removal of some trees and shrubs within the vicinity of 

the western boundary of the site. There is one mature Oak Tree in proximity to this 

boundary and the pool house would be within the root protection area for this 

tree. It is indicated, however, that a method statement should be sought to detail 

how this building would be constructed so as to prevent unnecessary damage to 

this or other surrounding trees. This could be required as a condition of the 

consent.  

29 With regards to the Town Council’s request for the serving of a Tree Preservation 

Order on trees, the Council’s Tree and landscape officer has indicated that none 

of the existing trees within the proximity of the development are worthy of 

protection.  

30 The Conservation Officer has indicated support for the scheme. Samples and 

details of materials will be required to be submitted prior to the construction of 

the dwelling.  

Residential Amenity  

31 The two storey extended parts are predominantly adjacent to the western 

boundary of the site where two driveways give access to Shelrok and Herons Rest 

to the south-west. Beyond these driveways is Quarry Dean, a similarly detached 

property fronting onto Wildernesse Avenue but being set closer to the road and 

orientated directly towards Wildernesse Avenue. This site is at a land level below 

that of Fairlawn. This dwelling is in excess of 30m from the proposed additions to 

the west of the dwelling and trees and planting on both sites and to the access 

driveways obscure views between the sites at this point. The resultant western 

flank of the dwelling faces towards the rear garden area of Quarry Dean. Two roof 

lights in the cat slide roof of this resultant flank are proposed which appear to be 

above eye level (and in any case would look skywards and not towards the 

neighbouring garden area).  

32 The proposed outbuilding is close to the western boundary (2 – 6m away) and is 

set well back in the site so that it would not be near to the neighbouring property. 

The pool building does require some plant for its operation which is shown in a 

room facing towards the boundary. Whilst, it is unlikely that this plant would cause 
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a detrimental amenity issue given the distances involved and the intervening 

vegetation, the area is particularly quiet and the resultant noise may be 

noticeable dependant on the type of equipment installed. I recommend that a 

condition be added to the permission to require a scheme of acoustic insulation 

to this part of the building.   

33 The adjacent dwelling to the east, Westcombe House is in excess of 50m from the 

resultant dwelling. The general rise in the landscape, protected trees, boundary 

treatment and other general landscaping prevents any overlooking from the 

extended parts of the dwelling or the outbuilding.  

34 The proposal would not have a significant impact upon any other surrounding 

dwellings.  

Other Issues 

35 The proposal does not alter the access to the dwelling and continues to provide 

for a good amount of on-site parking and garaging (5+ vehicles).  

 

Conclusion 

36 For the reasons stated above, the proposal is in accordance with the 

Development Plan and I therefore recommend approval of the application subject 

to appropriate conditions.  

 

Background Papers 

Site Plan and Block Plans 

Contact Officer(s): Patrick Reedman  Extension: 7451 

Kristen Paterson 

Community and Planning Services Director 

 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LGLKWUBK8V000  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LGLKWUBK8V000 
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5.04 - SE/11/00371/CAC Date expired 21 April 2011 

PROPOSAL: Demolition of west wing, garaging and pool annexe. 

LOCATION: Fairlawn , Wildernesse Avenue, Sevenoaks TN15 0EA  

WARD(S): Seal & Weald 

 

ITEM FOR DECISION 

This application is referred to Development Control Committee as the Officer's 

recommendation varies from that of the Town Council and at the original request of 

Councillor Coates and later Councillor Thornton. 

RECOMMENDATION: That conservation area consent be GRANTED subject to the 

following conditions:- 

1) The works to which this consent relates shall begin before the expiration of three 

years from the date of this consent. 

In pursuance of section 18 of the Planning (Listed Buildings and Conservation Areas) Act 

1990. 

2) The demolition hereby permitted shall not be undertaken before a contract for the 

carrying out of the redevelopment works has been made and planning permission has 

been granted for the redevelopment for which the contract provides. 

To ensure that the demolition is carried out as a continuous operation with the 

redevelopment of the site, in the interests of visual amenity in accordance with Policies 

EN1 and EN23 of the Local Plan. 

In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 

South East Plan 2009 - Policies CC6, BE 

Sevenoaks District Local Plan - Policies EN1, EN23 

Sevenoaks District Core Strategy 2011 - Policies SP1 

The following is a summary of the main reasons for the decision: 

The development would preserve the special character and appearance of the 

Conservation Area. 
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Description of Proposal 

1 Conservation Area Consent is sought for the demolition of: 

a) The two storey (catslide and dormers) ‘west wing’ of the dwelling currently 

projecting approximately 6m from the main western flank of the dwelling and 

adjoining; 

b) The gable roof double garage adjacent to the western boundary, and;  

c) The adjoining rear projecting single storey hipped roof swimming pool 

building adjacent to the western boundary.  

2 The proposal for demolition is made concurrently with SE/11/00370/FUL for the 

extension of the dwelling and the erection of an outbuilding.  

Description of Site  

3 The application site consists of one large detached dwelling with adjoining garage 

and swimming pool extension set within a large landscaped and well treed 

curtilage. The original dwelling is of an Arts & Crafts style with a main east-west 

ridge to hip and catslide and two storey front and rear projecting gable element. 

The main dwelling is constructed with timber frame effect and render with tile 

hanging to the gable element. The roof is finished with plain tiles.  

4 The dwelling fronts onto Wildernesse Avenue, though is set back from the highway 

by approximately 25 - 30 metres (in line with surrounding properties in the 

vicinity). Unlike other surrounding properties, the dwelling is orientated so that it 

faces the road at a 45 degree angle. As is generally the case within the 

Wildernesse Conservation Area, the front of the dwelling is generally obscured by 

a large amount of mature planting. Access roads run adjacent to both east and 

west boundaries to houses on plots to the rear of the dwellings on Wildernesse 

Avenue. The trees on the verges of the avenue to the front are protected.   

Constraints 

5 The application site is located within the built confines of Sevenoaks and within 

the Wildernesse Conservation Area. The dwelling is not listed and there are no 

TPO protected trees within the site.  

Policies 

South East Plan 2009 

6 Policies – CC6, BE6  

Sevenoaks District Local Plan 

7 Policies – EN1, EN23  

Sevenoaks Core Strategy 2011 

8 Policy – SP1 
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Other  

9 Planning Policy Statement 5: Planning and the Historic Environment 

Planning History 

10 83/01321 – Part single storey / part two storey extensions incorporating 

swimming pool, double garage and additional vehicle and pedestrian access – 

Granted. 

11 06/01948/FUL - Alteration of existing front wall & installation of electrically 

operated gates. – Granted. 

12 10/02992/FUL - Demolition of west wing, garaging and pool annexe and erection 

of new and replacement extensions including basement and accommodation in 

the loft space with roof balconies to south. Erection of a new self-contained pool 

house. – Withdrawn. 

13 10/02993/CAC - Demolition of existing west wing, garaging and pool annexe and 

erection of new and replacement extensions including basement and 

accommodation in roof space in loft with roof balconies to south. Erection of new 

self contained pool house. – Withdrawn. 

Consultations 

SDC Conservation Officer 

14 No objections. 

Sevenoaks Town Council 

15 Sevenoaks Town Council notes that this application is virtually identical to 

ref:SE/10/02992/FUL, and therefore continues to recommend refusal on the 

following grounds;  

- The side extension is very bulky and the design does not enhance the 

Conservation Area.  The proposal would also cause loss of amenity to 

neighbouring property contrary to EN1(3) and EN22 of the Sevenoaks 

District Local Plan 

- The design and materials of the rear extensions are not in keeping with the 

original house contrary to EN1(1) and EN22 

- The proposal would result in the loss of 7 trees to the rear of the house. No 

mention of this is made in the Design Statement. The Town Council would 

ask for a Tree Preservation Order to be placed on these trees. EN1(2) and 

EN2 

- The design and materials of the proposed swimming pool are not in 

keeping with the original house and do not enhance the Conservation Area 

- The proposal is unneighbourly.  It is too close to the boundary with the 

neighbouring property, Quarry Dean, contrary to EN1 and no mention of 
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plans to deal with noise pollution contrary to EN1(12). The building would 

appear to be 15.6' at highest point based on scale of 1:100. 

Representations 

16 No neighbour letters have been received.  

Ward Members 

17 This application was originally called to committee by Councillor Coates as ward 

member for the reasons stated by the Town Council. Councillor Thornton 

maintained this ‘call in’ following the election on May 5th. No comment has been 

received from Councillor Hogarth.  

 

Head Of Development Services Appraisal 

18 This application is for Conservation Area Consent only and as such the only 

relevant consideration is whether there should be a requirement for any of the 

parts of the building listed above to be spared from demolition.  

19 With regards to paragraph HE7.2 of Planning Policy Statement 5, the Planning 

Authority should ‘In considering the impact of a proposal on any heritage asset … 

take into account the particular nature of the significance of the heritage asset 

and the value that it holds for this and future generations.’ Policy EN23 of the 

Sevenoaks Local Plan reiterates the statutory responsibility to give regard to the 

‘desirability of preserving or enhancing the character or appearance’ of 

Conservation Areas.  

20 Not withstanding the above, it is a close matter of judgement as to whether 

Conservation Area Consent is necessarily required in this case. Conservation Area 

Consent is required generally for the demolition of free standing buildings over 

115cu m in volume or for the demolition of a significant part of an existing 

building. This proposal is for demolition of a proportionately small ‘part of’ the 

existing building whilst the main two storey parts are to be preserved. In any case, 

it falls to the LPA to determine this application in accordance with the relevant 

policies of the Development Plan and the statutory requirement to ‘preserve and 

enhance’ the special character of the Conservation Area.  

21 Whilst the building is indicated as ‘contributing to character’ in the Wildernesse 

Conservation Area Appraisal, it is clear that the most important part of the 

dwelling (the main east – west wing and the gable element) is to be preserved. 

The parts to the west of the dwelling are later additions to the dwelling. The 

garage and long projecting pool building do not reflect the style and appearance 

of the original dwelling and are of limited architectural merit in their own right. The 

two storey part to the western flank is better in keeping with the style of the 

dwelling, though its loss would not prejudice the overall composition and the 

planning application before the Council for consideration would adequately 

replace this element.  

22 The Council’s Conservation Officer has raised no objection to the proposal.  
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23 As the application is for Conservation Area Consent only, the Town Council’s 

objections relating to trees, the proposed development and to neighbouring 

amenity are not relevant to this consideration. These comments are, however, 

relevant to the planning application SE/11/00370/FUL which is also on the 

Committee agenda.  

Conclusion:   

24 For the reasons stated above, the proposal is in accordance with the 

Development Plan and I therefore recommend approval of the application subject 

to the appropriate conditions. 

 

Background Papers 

Site and Block Plans 

 

Contact Officer(s): Patrick Reedman  Extension: 7451 

Kristen Paterson – Community and Planning Services Director 

 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LGLKWUBK8V00F  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LGLKWUBK8V00F  
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5.05 – SE/11/00034/FUL Date expired 9 March 2011 

PROPOSAL: Erection of single storey side and rear extension. 

LOCATION: 1 Charts Edge Cottage , Hosey Hill, Westerham TN16 1TA  

WARD(S): Westerham & Crockham Hill 

 

ITEM FOR DECISION 

This item is being referred to the Development Control Committee because the 

recommendation is contrary to the view of the Parish Council and Councillor Bracken 

wishes the Committee to consider the impact upon the existing dwelling and surrounding 

countryside. 

RECOMMENDATION: That planning permission be GRANTED subject to the following 

conditions:- 

1) The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 

In pursuance of section 91 of the Town and Country Planning Act 1990. 

2) No development shall be carried out on the land until samples of the materials to 

be used in the construction of the external surfaces of the development hereby permitted 

have been submitted to and approved in writing by the Council. The development shall 

be carried out using the approved materials. 

To maintain the integrity and character of the dwelling as supported by policy EN1 of  

Sevenoaks District Local Plan of the Sevenoaks District Local Plan. 

3) The foundations of the development hereby permitted shall be dug entirely by 

hand. 

To protect the roots of adjacent trees in accordance with the provisions of policy EN1 of 

the Sevenoaks District Local Plan. 

4) No windows or other openings shall be inserted into the flank elevation of the 

extension hereby  approved. 

To protect the amenities of adjacent residents in accordance with the provisions of policy 

EN1 of the Sevenoaks District Local Plan. 

5) The development hereby permitted shall be carried out in accordance with the 

following approved plans: 100 Rev01, 111 Rev00, 112,210 Rev03, 211, 220 

Rev01,221 Rev 01,222 Rev 01, tr-889-11 Site, tr-889-11 prop.   

Reason: For the avoidance of doubt and in the interests of proper planning.  
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In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 

South East Plan 2009 - Policies H1,H3,H4,H5,T4 

Sevenoaks District Local Plan - Policies EN1,H6B,H14A 

Sevenoaks District Core Strategy 2011 - Policies SP1,L07,SP2,SP3,SP5,SP7 

The following is a summary of the main reasons for the decision: 

The development would not have an unacceptable impact on the residential amenities of 

nearby dwellings. 

The scale, location and design of the development would respect the context of the site 

and preserve the visual amenities of the locality. 

 

Description of Proposal 

1 The proposal is for a single storey side and rear extension to the semi detached 

property. The extension will be a flat roofed structure which will stand at 2.7 

metres high. It will protrude 2.4 m from the side wall of the existing dwelling 

towards the flank garden boundary and 3.6 m from the rear of the dwelling at the 

furthest point. 

2 The application has been slightly amended in order to take account of the desire 

to retain existing boundary trees belonging to a neighbour.  This would result in 

the extension being built just inside the boundary wall rather than being built onto 

it. 

3 The extension would be flat roofed and clad in oxidised copper, whilst the front 

elevation would mostly comprise an oak door and most of the rear elevation 

would be glazed.   There would be set back of about  0.5 metres from the front 

wall of the 1970s addition, itself set back form the original house front wall. The 

existing external side wall would be left exposed internally.  

Description of Site 

4 The application site at 1 Charts Edge Cottage comprising a semi detached 

dwelling is situated near to the top of Hosey Hill and opposite Hosey Hill Common. 

To the north lies the larger detached property of Cottage on the Hill and to the 

rear (west)  by an area of undeveloped land. 

5 The property is one of a pair of listed C17th /C18th cottages located on the west 

side of Hosey Common. To the front and side the materials are random rubble 

stone, with brick quoins and dressings, and with brick to the rear all under a 

pitched gable ended plain tiled roof. There is a two storey 1970s side addition, 

also in stone with a hipped roof.  

 

Agenda Item 5.5

Page 44



Development Control Committee:  9 June 2011 

SE/11/00034/FUL  Item No 5.05 

(Item No 5.05) 3 

Constraints 

6 Area of Outstanding Natural Beauty, Grade II Listed Building, Metropolitan Green 

Belt 

Policies 

South East Plan 

7 Policies - SP5, CC1,CC2, BE6, C3 

Sevenoaks District Local Plan  

8 Policies–  EN1,  H6B, H14A   

Sevenoaks Core Strategy:   

9 Policies - SP1, SP2,  L01,L08, 

Relevant Planning History 

10 04/01969  Proposed replacement of brickwork and re-pointing to existing 

chimney stack.  Withdrawn  03.09.2004. 

11 83/01176/HIST  Affixing of gas meter cupboard to external wall.  Granted  

14.11.1983. 

12 80/01248/HIST  Window alteration.  Granted  16.10.1980. 

13 79/01668/HIST  Removal of bow window and insertion of a six paned window 

and replacement of two paned window with a six paned window at rear of 

dwelling.  Granted  01.02.1980. 

14 76/01096/HIST  Erection of first floor bathroom extension and formation of bow 

window.  PCO. 

15 76/00671/HIST  Demolition of part of existing dwelling internal alteration 1st floor 

extension at side and erection of dormer windows at rear.  Granted  03.09.1976. 

16 10/02819/LBCALT  Erection of single storey side and rear.  Granted extension  

17 10/02818/FUL  Erection of single storey side and rear.  Refuse extension 

Permission refused for the following reason:  The land lies within the Green Belt 

where strict policies of restraint apply. The proposal would be inappropriate 

development harmful to the maintenance of the character of the Green Belt and 

its openness.  This conflicts with policy GB2 of the Sevenoaks District Local Pan. 

Consultations 

Parish / Town Council 

18 Object - This appears to be exactly the same proposal as that submitted in 

October in all forms.  Westerham Parish Council’s earlier response still stands: 
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19 Westerham Parish Council is opposed to this application.  Its mass is overbearing 

in relation to the comparatively small size and scale of the original dwelling.  

Westerham Parish Council believes that the design proposed does not 

compliment the architecture of the existing dwelling and is not a suitable size or 

form of development for this cottage in the Green Belt and the AONB.   

SDC Conservation Officer 

20 The property is one of a pair of listed C17th /C18th cottages located on the west 

side of Hosey Common. To the front and side the materials are random rubble 

stone, with brick quoins and dressings, and with brick to the rear all under a 

pitched gable ended plain tiled roof. There is a two storey 1970s side addition, 

also in stone with a hipped roof. The submitted scheme follows pre-application 

advice. The existing overall width of the house is 11.8 metres. It is proposed to 

add a single storey side and rear extension, 2.4 metres wide at the front, 

comprising a hall and garden room. The extension would be flat roofed and clad in 

oxidised copper, although the front elevation would mostly comprise an oak door 

and most of the rear elevation would be glazed.   There would be set back of 

about  0.5 metres from the front wall of the 1970s addition, itself set back from 

the original house front wall. The existing external side wall would be left exposed 

internally.  

21 This design and type of construction involves little interference with the existing 

building, thus retaining  the maximum possible amount of the historic fabric and 

making the addition 'reversible' . Whilst the views of the Parish Council are noted, 

the scale of the addition is small given that it is of a simple uncluttered modern 

design, set back from the main front wall, single storey and largely positioned to 

the rear of the building.   As advised in  the PPS5, para. 178  ' the main issues to 

consider in proposals for additions to heritage assets ...are proportion, height, 

massing, bulk, use of materials, use, relationship with adjacent 

assets.....Replicating a particular style may be less important, though there are 

circumstances when it may be appropriate. It would not normally be acceptable 

for new work to dominate the original asset or its setting in either scale, material 

or as a result of its siting. '  In the case of 1 Charts Edge Cottage, I consider that 

the proposed extension would  compliment the existing building and not dominate 

or detract from the character of the original building. Recommend consent subject 

to samples/ details materials. 

SDC Tree Officer 

22 I refer to the above application. I have visited the site and have studied the plans 

provided and have made the following observations: 

23 I can inform you that there are few plants within the front or rear garden of the 

above property with the exception of two recently planted Birch trees. I have been 

informed by the owner, that he intends to re-plant these trees in an alternative 

location. There are however, various species situated on the boundary within the 

neighbouring garden. These species include a Laurel, a Cherry, a Wych Hazel and 

a Robinia. These trees are situated less than 1.0m from the proposed extension. 

They are of low amenity value due to their age, form and past pruning works. They 

do however, provide an effective screen between the two properties. I have 

estimated that these trees/shrubs require a RPA of between 1.80m & 3.60m. It 
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can be seen that these species would be affected by any excavation for the 

footings of the proposed extension. The developer should provide details of how 

they intend to install the extension without damaging these plants. 

24 Assessment following revised submission: 

25 I have studied the plans and method statement provided by the Arboricultural 

Consultant. The proposed use of pads to support the proposed extension is 

certainly preferable to the traditional use of strip foundations. However, I note 

that the consultant proposes the use of a slab 30cm in depth, this could impact 

on any roots encountered beneath the floor of the proposed extension. I note that 

the excavation to accommodate the pads is to be carried out by hand. I 

recommend that the entire foundations for the extension be completed in this 

manner. 

26 In view of the above comments, I have no objection to the proposed development. 

Representations 

27 In respect of the original and revised applications 5 letters of objection raising the 

following issues: 

Harm to MGB and no very special circumstances advanced 

Lack of access in case of fire 

Design not in keeping with this property – harm to a listed building 

Loss of boundary wall 

Loss of boundary trees 

Harm to AONB  

 

Head Of Development Services Appraisal 

Principal Issues  

28 Comprise the impact upon the MGB, design/impact upon the visual amenities of 

the area, impact upon listed building, neighbouring amenities 

Impact on the Metropolitan Green Belt 

29 Policy GB1 sets out the extent of the green belt within the District and H14A of the 

SDLP states that there is a general presumption against inappropriate 

development within the Green Belt.  PPG2 ‘Green Belts’ advises us that the 

fundamental aim of the Green Belt is to prevent urban sprawl by keeping land 

permanently open and that its most important attribute is its openness. Any 

extension to a dwelling within  the Green Belt will affect the openness of the 

Green Belt and PPG2 recognises that the limited extension of existing dwellings 

can be acceptable providing it does not result in a disproportionate  addition over 

and above the original size of the building.   Policy H14A provides a local 
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interpretation of what is an appropriate extension and lists a number of criteria 

with which extensions to dwellings within the Green Belt must comply. These 

include the fact that the “gross floor area” of the existing dwelling plus the “gross 

floor area” of any extensions must not exceed the “gross floor area” of the 

“original” dwelling by more that 50%  and that the design of the extension should 

be sympathetic and well articulated to the existing dwelling and not result in a 

large bulky or intrusive building in the landscape.  

Original footprint 112.015 

Previous Extensions 16.77 

Proposed Extension 27.16 

Total Additions 43.93 

Total percentage increase 39.2% 

 

30 The dwelling has been extended since July 1st 1948 with the addition of a kitchen 

extension to the ground floor and a bathroom to the first floor. The kitchen 

extension was a replacement for a previous side addition.  The first floor addition 

amounts to an increase of 16.77m² in floorspace.  In combination with the 

additional floorspace now proposed these works amount to an increase of just 

over 39% to the original dwelling.  In terms of the floorspace increase therefore 

this development is considered to be appropriate development. The previous 

application did not include the original first floor accommodation, resulting in an 

incorrect assessment of the proposal in floorspace terms. 

31 The officers report on the previous application, considered that the proposal was 

inappropriate development by virtue of the floorspace proposed.  The calculations 

carried out were inaccurate insofar as not all relevant original habitable 

floorspace was included within the calculation.  When all original floorspace is 

calculated, as can be seen above, the total of all later additions including that 

now proposed fall within ‘appropriate’ limits. 

32 PPG2 ‘Green Belts’ also refers to the visual amenities of the Green Belt and 

advises that the visual amenities of the Green Belt should not be injured by 

proposals for development  within  or conspicuous from the Green Belt which 

although they would not prejudice the purposes of including land within Green 

Belts, might be visually detrimental by reason of their siting, materials or design. 

33 This is a separate test of acceptability within the Green Belt,  in addition to the 

floorspace assessment.  It is possible therefore for a development to be within 

acceptable limits in floorspace terms, but to still be considered unacceptable as a 

result of the siting, design and materials.  Whilst the previous reason for refusal 

referred to the scheme as being ‘harmful to the maintenance of the character of 

the green belt and its openness’ it is clear from the officers report that the 
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concern was not the design but the floorspace increase. Of the 6 criteria referred 

to in policy H14A only 4 are of relevance to  this scheme: 

- this property was originally designed for residential purposes 

- the gross floor area of the extensions will not exceed 50% of the original 

dwelling 

- this would not facilitate the creation of a new dwelling 

- the design of the extension is considered to be acceptable, as discussed in 

more detail below 

34 It is considered therefore that the proposed scheme complies with the relevant 

policy 

Background 

35 The current scheme is almost identical to the refused scheme and Officers 

consider that in order to deal consistently with our previous approach that this 

application must also be considered acceptable in terms of design as detailed in 

policy H14A of the SDLP. 

Design and Impact upon Listed Building 

36 Policy EN1 of the SDLP requires that development takes opportunities to enhance 

the area and should be designed in harmony with other buildings in the locality. 

Designs should contribute to enhancing an area and should reflect the scale, 

height, massing and character of the original dwelling.  Policies EN1, H6B and 

appendix 4 of the SDLP relate to this matter.  PPS5 ‘Planning for the Historic 

Environment’ provides advice in respect of issues to be considered in proposals 

for additions to heritage assets  as detailed above in the Conservation Officers 

assessment.   

37 This scheme represents an unashamedly contemporary design attached to a very 

traditionally designed dwelling.  The contemporary approach to the design of the 

extension is considered acceptable reflecting a modern addition to the building 

rather than  creating a pastiche of the original dwelling. The SDC Conservation 

Officer has considered this proposal and considers that the proposed side and 

rear extension is acceptable in terms of massing and height on the existing 

dwelling and that the proposed extension would  compliment the existing building 

and not dominate or detract from the character of the original building.  It is 

considered that the height and size of the development is acceptable. Whilst the 

Residential Extensions SPD states that flat roofs are not the preferred roof form, 

in the context of this design it is considered appropriate.  

38 In the context of the design of this structure members will note that the design 

was considered appropriate in the assessment of the previous application,  and 

that  application was refused on the basis of concerns about the floorspace 

increase rather than upon a design based concern. 
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Impact upon surrounding Landscape: 

39 The site lies within the North Downs AONB and policy L08 of the Core Strategy, as 

the local interpretation of national guidance on landscape issues seeks to 

preserve and enhance the natural qualities of the landscape. 

40 In terms of impact upon the adjacent streetscene the scheme will be relatively 

inconspicuous: it will be well screened, with a relatively low roof and with most of 

the structure to the rear of the house.  It will be more visible from adjacent land 

but in overall landscape terms is considered not to be unduly prominent.  

Amendments and further investigations have been carried out which would 

enable the retention of the existing boundary wall (rather than the extension being 

built onto the wall) and it appears that the foundations of the wall would protect 

the existing boundary trees from damage to their root systems as a result  of the 

construction of the extension. 

41 Although concerns have been expressed about the design there is no ‘in principle’ 

reason that a contemporary design should be inappropriate within an AONB. 

Impact on the residential amenities of neighbouring properties  

42 Policies EN1 and H6B of the SDLP require that development should not result in a 

material loss of privacy, outlook, daylight, sunlight or have an overbearing or 

intrusive impact to habitable spaces or private amenity space. 

43 The proposed development will not have a detrimental impact upon neighbouring 

privacy  as there are no windows proposed for the side elevation which is nearest 

to the boundary wall which it shares with Cottage on the Hill.  The general bulk 

and mass of the extension is considered not to be visually intrusive to the nearest 

property which is considered to be a significant distance from the proposed 

development. 

Other Issues  

Impact upon Trees 

44 As can be seen the Tree Officer concludes that the nearby trees are of low 

amenity value albeit they provide a boundary screen to the site. The initial 

submission has been amended in response to neighbours concerns about nearby 

trees/shrubs.  The amended plans show the flank wall to have been moved off 

the existing boundary wall and to be set in behind the wall.  The foundations of 

the adjacent boundary wall have been found to extend to a depth  of at least 

70cm. albeit with a gap to take account, it would seem of a tree close to the 

boundary.  On this basis it has been advised that ordinary strip foundations will 

not harm the roots of nearby trees.  One small part of the wall does not have strip 

foundations rather a lintel has been used and in the proximity of that work it is 

suggested that a pad/slab/beam foundation be used. These works could harm 

those roots around this lintel and in order to ensure maximum protection to the 

roots it is suggested that the works to construct the foundations be carried out in 

their entirety by hand.  Subject to this the Tree Officer raises no objections.   
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Access Issues 

45 Any access issues would be dealt with by the Building Regulations submission. 

 

Conclusion 

46 The existing dwelling comprises a Grade II listed house, forming part of a pair of 

semi detached units fronting Hosey Hill.  The unit has been the subject of 

previous extensions. 

47 The proposed extension is of a contemporary design and would be sited at the 

side/rear of the existing dwelling.  Amendments have been carried out to the 

scheme to protect an existing boundary wall and neighbouring trees. 

48 The scheme is considered to be acceptable in terms of its design and impact 

upon both the listed buildings and the surrounding area.  It would lie sufficiently 

far from any neighbouring houses to protect their amenities.  In light of the above 

considerations I find this proposal acceptable. 

 

Background Papers 

Site and Block Plans 

Contact Officer(s): Lesley Westphal  Extension: 7235 

Kristen Paterson 

Community and Planning Services Director 

 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LESRTYBK8V000  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LESRTYBK8V000 

Agenda Item 5.5

Page 51



Development Control Committee:  9 June 2011 

SE/11/00034/FUL  Item No 5.05 

(Item No 5.05) 10 

Agenda Item 5.5

Page 52



Development Control Committee:  9 June 2011 

SE/11/00034/FUL  Item No 5.05 

(Item No 5.05) 11 

 

 

 

Agenda Item 5.5

Page 53



Development Control Committee:  9 June 2011 

SE/11/00034/FUL  Item No 5.05 

(Item No 5.05) 12 

 

Agenda Item 5.5

Page 54



Development Control Committee:  9 June 2011 

SE/11/00035/LBCALT  

 

5.06  SE/11/00035/LBCALT Date expired 9 March 2011 

PROPOSAL: Single storey side and rear extension 

LOCATION: 1 Charts Edge Cottage, Hosey Hill, Westerham  TN16 1TA  

WARD(S): Westerham & Crockham Hill 

 

ITEM FOR DECISION 

This item has been referred to the Development Control Committee because the 

recommendation is contrary to the views of the Parish Council and Councillor Bracken 

wishes the Committee to consider the impact upon the existing dwelling and surrounding 

countryside. 

RECOMMENDATION: That listed building consent be GRANTED subject to the following 

conditions:- 

1) The works to which this consent relates shall begin before the expiration of three 

years from the date of this consent. 

In pursuance of section 18 of the Planning (Listed Buildings and Conservation Areas) Act 

1990. 

2) No development shall be carried out on the land until samples of the materials to 

be used in the construction of the external surfaces of the development hereby permitted 

have been submitted to and approved in writing by the Council. The development shall 

be carried out using the approved materials. 

To maintain the integrity and character of the listed building as supported by EN1 of the 

Sevenoaks District Local Plan. 

3) The development hereby permitted shall be carried out in accordance with the 

following approved plans: 100 Rev01, 111 Rev00, 112,210 Rev03, 211, 220 

Rev01,221 Rev 01,222 Rev 01, tr-889-11 Site, tr-889-11 prop.    

For the avoidance of doubt and in the interests of proper planning.   

In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 

South East Plan 2009 - Policies BE6 

Sevenoaks District Local Plan - Policies EN1 

Sevenoaks District Core Strategy 2011 - Policies SP1 

The following is a summary of the main reasons for the decision: 

The development would respect the context of the Listed Building 

Agenda Item 5.6

Page 55



Development Control Committee:  9 June 2011 

SE/11/00035/LBCALT  

 

Description of Proposal 

1 Listed Building Consent for  a single storey side and rear extension to the semi 

detached property. The extension will be a flat roofed structure which will stand at 

2.7 metres high. It will protrude 2.4 m from the side wall of the existing dwelling 

towards the flank garden boundary and 3.6 m from the rear of the dwelling at the 

furthest point. 

2 The application has been slightly amended in order to take account of the desire 

to retain existing boundary trees belonging to a neighbour.  This would result in 

the extension being built just inside the boundary wall rather than being built onto 

it. 

3 The extension would be flat roofed and clad in oxidised copper, whilst the front 

elevation would mostly comprise an oak door and most of the rear elevation 

would be glazed.   There would be set back of about  0.5 metres from the front 

wall of the 1970s addition, itself set back form the original house front wall. The 

existing external side wall would be left exposed internally.  

Description of Site 

4 The application site at 1 Charts Edge Cottage comprising a semi detached 

dwelling is situated near to the top of Hosey Hill and opposite Hosey Hill Common. 

To the north lies the larger detached property of Cottage on the Hill and to the 

rear (west)  by an area of undeveloped land. 

5 The property is one of a pair of listed C17th /C18th cottages located on the west 

side of Hosey Common. To the front and side the materials are random rubble 

stone, with brick quoins and dressings, and with brick to the rear all under a 

pitched gable ended plain tiled roof. There is a two storey 1970s side addition, 

also in stone with a hipped roof.  

Constraints 

6 Grade II Listed Building 

Policies 

South East Plan  

7 Policy - BE6 

Sevenoaks District Local Plan  

8 Policy –  EN1 

Sevenoaks Core Strategy   

9 Policy - SP1  

Others 

10 National Policy:  PPS5 Planning for the Historic Environment 
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Relevant Planning History 

10 04/01969  Proposed replacement of brickwork and re-pointing to existing 

chimney stack.  Withdrawn  03.09.2004. 

11 83/01176/HIST  Affixing of gas meter cupboard to external wall.  Granted  

14.11.1983. 

12 80/01248/HIST  Window alteration.  Granted  16.10.1980. 

13 79/01668/HIST  Removal of bow window and insertion of a six paned window 

and replacement of two paned window with a six paned window at rear of 

dwelling.  Granted  01.02.1980. 

14 76/01096/HIST  Erection of first floor bathroom extension and formation of bow 

window.  PCO. 

15 76/00671/HIST  Demolition of part of existing dwelling internal alteration 1st floor 

extension at side and erection of dormer windows at rear.  Granted  03.09.1976. 

16 10/02819/LBCALT  Erection of single storey side and rear.  Granted extension  

17 10/02818/FUL  Erection of single storey side and rear.  Refuse extension 

Permission refused for the following reason:  The land lies within the Green Belt 

where strict policies of restraint apply. The proposal would be inappropriate 

development harmful to the maintenance of the character of the Green Belt and 

its openness.  This conflicts with policy GB2 of the Sevenoaks District Local Pan. 

Consultations 

Parish / Town Council 

18 Westerham Parish Council is opposed to this application.  Its mass is overbearing 

in relation to the comparatively small size and scale of the original dwelling.  

Westerham Parish Council believes that the design proposed does not 

compliment the architecture of the existing dwelling and is not a suitable size or 

form of development for this cottage in the Green Belt and the AONB.   

SDC Conservation Officer 

19 The property is one of a pair of listed C17th /C18th cottages located on the west 

side of Hosey Common. To the front and side the materials are random rubble 

stone, with brick quoins and dressings, and with brick to the rear all under a 

pitched gable ended plain tiled roof. There is a two storey 1970s side addition, 

also in stone with a hipped roof. The submitted scheme follows pre-application 

advice. The existing overall width of the house is 11.8 metres. It is proposed to 

add a single storey side and rear extension, 2.4 metres wide at the front, 

comprising a hall and garden room. The extension would be flat roofed and clad in 

oxidised copper, although the front elevation would mostly comprise an oak door 

and most of the rear elevation would be glazed.   There would be set back of 

about  0.5 metres from the front wall of the 1970s addition, itself set back from 

the original house front wall. The existing external side wall would be left exposed 

internally.  
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20 This design and type of construction involves little interference with the existing 

building, thus retaining  the maximum possible amount of the historic fabric and 

making the addition 'reversible' . Whilst the views of the Parish Council are noted, 

the scale of the addition is small given that it is of a simple uncluttered modern 

design, set back from the main front wall, single storey and largely positioned to 

the rear of the building.   As advised in  the PPS5, para. 178  ' the main issues to 

consider in proposals for additions to heritage assets ...are proportion, height, 

massing, bulk, use of materials, use, relationship with adjacent 

assets.....Replicating a particular style may be less important, though there are 

circumstances when it may be appropriate. It would not normally be acceptable 

for new work to dominate the original asset or its setting in either scale, material 

or as a result of its siting. '  In the case of 1 Charts Edge Cottage, I consider that 

the proposed extension would  compliment the existing building and not dominate 

or detract from the character of the original building. Recommend consent subject 

to samples/ details materials. 

Representations 

21 5 letters raising the following objections: 

- Height scale and bulk would be over bearing and out of character with the 

existing dwelling 

- The proposed materials would not be in harmony with the character and 

architecture of the existing property 

- Insufficient distance between the flank wall and the boundary wall to 

complete the project which will result in damage to the boundary wall. 

 

Head Of Development Services Appraisal 

Principal Issues  

Impact upon the fabric and setting of the listed building. 

22 Policy EN1 of the SDLP requires that development takes opportunities to enhance 

the area and should be designed in harmony with other buildings in the locality. 

Designs should contribute to enhancing an area and should reflect the scale, 

height, massing and character of the original dwelling.  Policies EN1, H6B and 

appendix 4 of the SDLP relate to this matter.  PPS5 ‘Planning for the Historic 

Environment’ provides advice in respect of issues to be considered in proposals 

for additions to heritage assets  as detailed above in the Conservation Officers 

assessment.   

23 This scheme represents an unashamedly contemporary design attached to a very 

traditionally designed dwelling.  The contemporary approach to the design of the 

extension is considered acceptable reflecting a modern addition to the building 

rather than  creating a pastiche of the original dwelling. The SDC Conservation 

Officer has considered this proposal and considers that the proposed side and 

rear extension is acceptable in terms of massing and height on the existing 

dwelling and that the proposed extension would  compliment the existing building 

Agenda Item 5.6

Page 58



Development Control Committee:  9 June 2011 

SE/11/00035/LBCALT  

 

and not dominate or detract from the character of the original building.  It is 

considered that the height and size of the development is acceptable. Whilst the 

Residential Extensions SPD states that flat roofs are not the preferred roof form, 

in the context of this design it is considered appropriate.  

24 In the context of the design of this structure members should note that an almost 

identical scheme was granted Listed Building Consent last year on the basis that 

the impact upon the listed building was considered acceptable.    

Access Issues 

25 Will be dealt with through the Building Regulations process. 

 

Conclusion 

26 The basic criterion for listing a building is that it must hold special historic or 

architectural interest.  National guidance, in the form of PPS5, is clear that 

change should be managed in ways that sustain and where appropriate enhances 

the heritage significance of, in this case, the listed building.  The main issues to 

consider in proposals for additions to heritage assets are proportion, height, 

massing bulk use of materials use and relationships with adjacent assets. 

Replicating a particular style may be less important and any new work should not 

dominate the assets, its setting in either scale material or as a result of its siting. 

27 In this case the design, bulk, mass and contemporary design are all considered to 

be acceptable within the context of the original dwelling enabling the maximum 

retention of original fabric and   neither dominating nor detracting from the 

original dwelling.  

 

Background Papers 

Site and Block Plans 

Contact Officer(s): Lesley Westphal  Extension: 7235 

Kristen Paterson 

Community and Planning Services Director 

 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LESRV4BK8V000  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LESRV4BK8V000  
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5.07 - SE/10/03522/FUL Date expired 1 March 2011 

PROPOSAL: Demolition of existing dwelling and erection of 2 detached 

dwellings, car port and car port and alterations to vehicular 

access. 

LOCATION: Chelsham , Church Road, Hartley, Longfield DA3 8DN 

WARD(S): Hartley & Hodsoll Street 

 

ITEM FOR DECISION 

This item has been referred to the Development Control Committee at the request of 

Ward Councillors who have concerns that the scheme represents the over development 

of the site. 

RECOMMENDATION: That planning permission be GRANTED subject to the following 

conditions:- 

1) The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 

In pursuance of section 91 of the Town and Country Planning Act 1990. 

2) No development shall be carried out on the land until samples of the materials to 

be used in the construction of the external surfaces of the dwellings hereby permitted 

have been submitted to and approved in writing by the Council. The development shall 

be carried out using the approved materials. 

To ensure that the appearance of the development enhances the character and 

appearance of the area as supported by Policy EN1 of the Sevenoaks District Local Plan. 

3) No building shall be occupied until full details of soft landscape works have been 

submitted to and approved in writing by the Council.  Those details shall include: 

-planting plans (identifying existing planting, plants to be retained and new planting); 

-schedule of new plants (noting species, size of stock at time of planting and proposed 

number/densities); and 

-a programme of implementation.  

Soft landscape works shall be carried out in accordance with the approved details and 

programme of implementation.  If within a period of 5 years from the completion of the 

development, any of the trees or plants that form part of the approved soft landscaping, 

die, are removed, or become seriously damaged or diseased then they shall be replaced 

in the next planting season with others of similar size and species. 

To ensure a satisfactory appearance upon completion. 

4) Before the use or occupation of the development hereby permitted, the car 
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parking and turning areas shown on the approved plan shall be provided and shall be 

kept available for the parking of cars at all times. 

In the interests of highways safety 

5) The windows in the rear elevation of both dwellings , facing the property Virgo 

shall be obscure glazed and  shall thereafter be permanently maintained as such. 

To protect the privacy of adjacent residents in accordance with policy EN1 of the 

Sevenoaks District Local Plan. 

6) No windows or other openings shall be inserted at any time in the walls or roof of 

the buildings hereby approved, despite the provision of any Development Order. 

To protect the privacy of adjacent residents in accordance with the provisions of policy 

EN1 of the Sevenoaks District Local Plan. 

7) Prior to commencement of development details shall be provided in writing to the 

Local Planning Authority of the proposed car port.  The car port shall be constructed in 

accordance with the approved details . 

In the interests of highways safety. 

8) The development hereby permitted shall be carried out in accordance with the 

following approved plans: 1691/2,9D rev02/11,15,16B rev 02/1117A rev 02/1118B 

rev 02/1122,23,24A rev0125,27  

For the avoidance of doubt and in the interests of proper planning.  

9) Notwithstanding the details submitted, the velux window to the main bedroom of 

Dwelling B in the south east facing elevation , shall be high level with a minimum cill 

height of 1.7 metres above finished floor level. 

To protect the privacy of the adjacent residents in accordance with the provisions of 

policy EN1 of the Sevenoaks District Local Plan. 

10) The development shall achieve a Code for Sustainable homes minimum rating of 

level 3. Evidence shall be provided to the Local Authority -   

i)  Prior to the commencement of development, of how it is intended the development will 

achieve a Code for Sustainable Homes Design Certificate minimum level 3 or alternative 

as agreed in writing by the Local Planning Authority; and  

ii) Prior to the occupation of the development, that the development has achieved a Code 

for Sustainable Homes post construction certificate minimum level 3 or alternative as 

agreed in writing by the Local Planning Authority. 

In the interests of environmental sustainability and reducing the risk of climate change 

as supported in Planning Policy Statement 1, policies CC2 & CC4 of the South East 

Regional Plan & Policy SP2 of the Core Strategy 

11) The development hereby approved shall not be occupied until the visibility splays 

shown on the approved plan have been provided and anything which obstructs visibility 

at any height greater than 0.6m above the surface of the adjoining highway has been 

removed.  Thereafter visibility splays shall be maintained free from obstruction at all 
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times. 

In the interests of highway safety. 

In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 

South East Plan 2009 - Policies H1,H3,H4,H5,T4 

Sevenoaks District Local Plan - Policies EN1, VP1, H10A 

Sevenoaks District Core Strategy 2011 - Policies SP1, L07,SP2,SP3,SP5,SP7 

The following is a summary of the main reasons for the decision: 

The traffic movements generated by the development can be accommodated without 

detriment to highway safety. 

The development would not have an unacceptable impact on the residential amenities of 

nearby dwellings. 

The scale, location and design of the development would respect the context of the site 

and protect the visual amenities of the locality. 

Informatives 

1) It appears that the proposal involves works that affect the highway and / or its 

verge. Before commencing such works, you must obtain the separate consent of the 

Highway Authority. Please contact Kent Highway Services, Network Operations on 01474 

544068. 

 

Description of Proposal 

1 The demolition of the existing bungalow and the erection of two chalet bungalows, 

one fronting onto Gresham Avenue and one fronting onto Church Road.  Ancillary 

parking and a car port are also proposed.  The two dwellings would sit alongside 

each other each stepping a little forward of the adjacent  dwelling ‘Keston’. 

2 The main wall of Bungalow A would  lie just over 4m’s from the grass verge of 

Gresham Avenue and  just over 12m’s from the pavement of Church Road.  It 

would be a chalet bungalow with one bedroom and two bathrooms contained 

within the roofspace – lit by windows at each end of the dwelling and rooflights.  

The ridge would be the same height as shown on the approved outline 

application.  The plan has been amended to remove an originally proposed garage 

and off street parking will be provided by 2 spaces  located to the rear of the plot 

adjacent to the neighbouring drive.  This dwelling would project 3m’s in front of 

the nearest existing dwelling ‘Keston’.  The main garden space would lie at the 

front of the dwelling – screened from the adjacent highway by an existing 

significant sized boundary hedge. The existing vehicular access to Church Road 

would be blocked up. 
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3 Dwelling B would comprise a 4 bedroom chalet bungalow lying to the east of  

bungalow A.  It would lie 1m from the flank wall of the adjacent dwelling and 

would project 1.6m’s in front of that dwelling.  It would be sited 11m’s from the 

rear garden boundary and just over 15m’s from Church Road.  It would have a 

ridge height of  7.3m’s (0.2m lower than indicated on the outline application) and  

incorporate two large dormer windows – one in each flank roofspace.   A new 

access would be opened up to provide vehicular access to a car port and turning 

area.  The main garden would be provided to the rear of the dwelling.   

Description of Site 

4 The site comprises a corner residential plot currently occupied by a detached 

bungalow set within an established residential area on the corner of Gresham 

Avenue and Church Road.  The existing bungalow is aligned broadly with the 

adjacent bungalow of Keston, fronting onto Church Road.  The site is well 

landscaped with several mature trees and hedgerows  on the site boundary.  

5 The surrounding area comprises a mixture of bungalows, chalet bungalows and 

two storey houses of a range of sizes and designs.  Whilst  the entrance to 

Gresham Avenue is well planted on both sides, the rest of Gresham Avenue is 

much more open with low levels of boundary planting and this openness is 

reflected in the character of Dixon Close sited on the opposite side of Church 

Road to the application site.   

Constraints 

6 Within built confines of Hartley 

Policies 

South East Plan  

7 Policies - H1,H3,H4,H5,T4, 

Sevenoaks District Local Plan 

8 Policies - EN1, VP1, H10A 

Sevenoaks Core Strategy 

9 Policies SP1, L07,SP2,SP3,SP5,SP7,   

Others 

10 National Policy:  PPS1,PPS3 

Planning history 

11 SE/09/01424/OUT   Demolition of existing dwelling and erection of detached 

chalet bungalow and detached bungalow with alteration to the vehicular access.    

Conditional approval 

12 This application reserved all matters but indicated for illustrative purposes two 

bungalows broadly in the positions now shown with each plot having two off street 
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parking spaces.  That scheme showed two dwellings closer to the two road 

frontages than now proposed but with slightly different footprints of the same 

general bulk and scale as now proposed.  The outline scheme proposed two sets 

of off street parking rather than a car port and of street parking. 

13 SE/10/02208/FUL  Demolition of existing dwelling and erection of two detached 

chalet bungalows with detached garages, alterations to existing vehicular access 

and creation of new vehicular access.  Refused. 

Consultations 

Parish/Town Council 

14 Hartley Parish Council objects to the above application on the grounds that the 

proposal would constitute over development of the site, being harmful to the area, 

contrary to the provisions of policy EN1 of the Sevenoaks District Local Plan. 

KCC Highways: 

15 The replacement of the previously proposed garage at Plot B with a car port will 

improve manoeuvrability within the site but I would recommend that the distance 

between the supports be increased to 5.4m to ensure vehicles can turn. Subject 

to this revision I would recommend conditions to secure parking and also 

reinstatement of the existing crossover and adequate wheelwashing facilities and 

also informatives to cover works to the highway INHI05 and cutting back of the 

hedge to provide and maintain visibility.  

Thames Water: 

16 Waste Comments – no objection. 

17 Thames Water would advise that with regard to sewerage infrastructure we would 

not have any objection to the above planning application.  

SDC Tree Officer: 

18 This site is fairly void of any important trees. The trees that do exist are shown for 

removal to accommodate the proposals. I note from the proposed site layout that 

a number of trees are indicatively shown as new landscaping. A statement 

entitled "Notes". States that "All planting, seedling and turfing shall be 

implemented during the first planting season following occupation of the 

building". I would prefer to see an acceptable  landscaping scheme carried out 

upon completion of the building work at the latest. 

19 I also note that a size of 2 metres for the new planting has been referred to. I 

would prefer to see a minimum of 10-12 cm girth trees used. This would equate 

to about a 3 metre high tree at planting. I would also like to see more specific 

details regarding the tree species.  

Representations 

20 2 letters of objection raising concerns about:: 

- over development,  
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- movement of building line in front of that currently existing in Church Road, 

- impact of car port upon streetscene – being no different to a garage,  

- drainage 

- privacy 

- overshadowing and loss of sunlight to the garden of Virgo 

 

Head of Development Services Appraisal 

Principal Issues 

21 The site lies within the built confines of Hartley where the principle of such 

development is acceptable, subject to compliance with all relevant policies within 

the Local Plan.   The main issues therefore are the impact upon the streetscene, 

impact upon the highway and impact upon the neighbours amenities.  

Impact upon Streetscene 

22 This plot is relatively well planted, particularly along the Church Road frontage  

which is somewhat different in character to the remaining part of Gresham 

Avenue and indeed to Dickens Close, opposite the site.  The existing substantial 

boundary hedge right on the corner of the site and along the Church Road 

frontage is to be retained, although previous boundary planting along the 

Gresham Avenue frontage has been partially removed. 

23 The approved outline scheme on this site showed a bungalow with no roof 

accommodation set back from Gresham Ave by 3.2m’s (apart from the porch).    

This application proposes a chalet bungalow 4.2m’s from Gresham Ave (the porch 

being 3.2m’s from the highway).  The roofspace would have a single rooflight.  

Although the footprint of the building is 3m’s longer than approved in outline it is 

not considered that this would be sufficient to make this scheme cramped where 

previously considered acceptable.  .  

24 The adjacent dwelling B has a marginally different footprint to the outline approval 

but has been moved back into the site by approx. 3m’s compared to the outline 

approval – it is now less than 2m’s in front of the adjacent bungalow.  The dormer 

windows proposed are quite large but not considered so out of scale to the overall 

roof form as to be unacceptable.  The parking spaces have been replaced by a 

double car port.  In this particular case it will be largely screened by the existing 

mature hedge on the boundary with the highway.  This dwelling does not depart 

significantly from that considered acceptable as part  the outline application. 

25 This scheme has been modified compared to the previous application that was 

refused by the removal of the garages and alterations to the positioning of the 

buildings on site and is now considered acceptable and not such a departure from 

the approved outline consent. 
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26 The recently refused scheme proposed two chalet bungalows – both broadly of 

the same footprint now proposed, but with the  plot nearest the corner of the site 

being taller (0.7m), closer to Gresham Avenue, with two roof dormers and a 

detached double garage In the rear garden.  The second plot proposed a double 

garage in the front garden and had a large clear glazed bedroom window in the 

rear elevation.  In total this was considered to represent the over development of 

the site being harmful both to the streetscene, by virtue of the additional built 

form and height of the dwelling, and to the neighbours amenities as a result of 

the bedroom window in the second dwelling. 

KCC Highways 

27 No objections are raised to this scheme subject to sight lines being provided and 

the car port being adequately sized to accommodate two cars adequately.    

Neighbours Amenities 

28 The residents of ‘Virgo’ (Gresham Avenue)  and ‘Keston’, (fronting onto Church 

Road) would be most affected by the position of the new chalet bungalows.  

29 The flank garden boundary of Virgo would abut the rear garden of the two 

proposed dwellings.  Dwelling A would lie adjacent to the driveway and side 

garden of Virgo and dwelling B would lie adjacent to the side garden of Virgo: 

being separated from the main part of the rear garden by the detached garage 

belonging to Virgo. Some land has moved from Virgo and now forms part of this 

site increasing the size of the rear garden to dwelling A. 

30 At ground floor level both dwellings would be separated from Virgo by a close 

boarded fence thereby protecting the neighbours amenities.  At first floor level 

both dwellings would have obscured glazed windows  facing towards the rear of 

the site thereby protecting the neighbours privacy.   

31 The dwellings would lie between 11 – 12 metres from the rear boundary (which is 

the side boundary of ‘Virgo’).  This is considered to be a sufficient distance from 

the neighbouring boundary to ensure that they would not have a significant 

impact upon the amenities of the neighbouring residents of Virgo:  their main 

patio area appears to be directly to the rear of their bungalow and that is partially 

shielded from the application site by a single detached garage. 

32 The neighbours at Keston would lie adjacent to the larger dwelling but its position 

within the site is not such that it is considered to be unneighbourly.  Subject to a 

condition to prevent any new windows being installed into  the roofspace, levels of 

overlooking could be maintained to acceptable levels.   

Access Issues 

33 Accessibility issues in respect of these dwellings would be resolved  by Building 

Regulations. 
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Conclusion 

34 The site lies within the built confines of Hartley and  this corner plot is currently 

occupied by a single bungalow.  Outline planning permission has been granted for 

a detached chalet bungalow and a detached bungalow with associated parking.  

This scheme is similar to that submission, albeit at that stage all matters were 

reserved.  It is considered that the siting, bulk and mass of the two dwellings 

would be acceptable within the streetscene and that the amenities of 

neighbouring residents would not be unacceptability affected by the proposed 

scheme.  It is therefore recommended that Planning Permission be GRANTED 

subject to conditions. 

Background Papers 

Site and Block Plans 

Contact Officer(s): Lesley Westphal  Extension: 7235 

Kristen Paterson 

Community and Planning Services Director 

 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LDVFL6BK8V000  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LDVFL6BK8V000  
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5.08  - SE/11/00774/FUL Date expired 20 May 2011 

PROPOSAL: Demolition of existing outbuilding, erection of replacement 

outbuilding to provide garage, and ancillary residential 

accommodation to Hodsoll House, associated works 

LOCATION: Hodsoll House , High Street, Farningham Dartford  DA4 0DH 

WARD(S): Farningham, Horton Kirby & South Darenth 

 

ITEM FOR DECISION 

This item is being referred to the Development Control Committee because the 

recommendation is contrary to the Parish Council Recommendation and 

Councillor McGarvey wishes Committee to consider the issues surrounding the ancillary 

nature of the proposed dwelling and the impact of this relationship upon the surrounding 

area. 

RECOMMENDATION: That planning permission be GRANTED subject to the following 

conditions:- 

1) The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 

In pursuance of section 91 of the Town and Country Planning Act 1990. 

2) No development shall be carried out on the land until samples of the materials to 

be used in the construction of the external surfaces of the building hereby permitted 

have been submitted to and approved in writing by the Council. The development shall 

be carried out using the approved materials. 

To ensure that the appearance of the development is in harmony with the existing 

character of the Conservation Area as supported by Policy EN1 of the Sevenoaks District 

Local Plan. 

3) No development shall be carried out on the land until full details of soft landscape 

works have been submitted to and approved in writing by the Council.  Those details 

shall include:-planting plans (identifying existing planting, plants to be retained and new 

planting);-a schedule of new plants (noting species, size of stock at time of planting and 

proposed number/densities); and-a programme of implementation. 

To protect the visual appearance of the area as supported by EN1 of the Sevenoaks 

District Local Plan. 

4) If within a period of five years from the completion of the development, any of the 

trees or plants that form part of the approved details of soft landscaping die, are 

removed or become seriously damaged or diseased then they shall be replaced in the 

next planting season with others of similar size and species. 

To preserve the appearance and character of the surrounding Conservation Area in 
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accordance with policy EN1 of the Sevenoaks District Local Plan. 

5) The approved garage shall be provided prior to the first occupation of the building 

and shall be permanently retained for the parking of a motor vehicle. 

To ensure a permanent retention of vehicle parking for the property. 

6) No window(s) or other opening(s) shall be inserted at any time in the south 

elevation(s) of the garage or building hereby approved, despite the provisions of any 

Development Order. 

To protect the privacy of the adjoining occupiers in accordance with the provisions of 

policy EN1 of the Sevenoaks District Local Plan. 

7) The  building hereby permitted shall not be occupied at any time other than for 

purposes ancillary to the residential use of the dwelling known as Hodsoll House. 

So that any other proposal for the use of the building is the subject of a separate 

application to be determined on its merits having regard to the character and 

appearance of the surrounding Conservation Area and the character and setting of the 

adjacent Listed Building. 

8) The development hereby permitted shall be carried out in accordance with the 

following approved plans: HODSOLL-PL01,PL02  

For the avoidance of doubt and in the interests of proper planning.   

9) The developer shall afford access at all reasonable times to any archaeologist 

nominated by the Local Planning Authority and shall allow him/her to observe the 

excavations and record items of interest and finds. The developer shall inform the County 

Archaeologist of the start date of construction works on site not less than two weeks 

before the commencement of such works. 

To ensure that features of archaeological interest are properly examined and recorded. 

In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 

South East Plan 2009 - Policies SP5,CC1,CC4,H4,H5,T4,C3,BE6 

Sevenoaks District Local Plan - Policies EN1,EN23,VP1,H6B 

Sevenoaks District Core Strategy 2011 - Policies SP1,L07 

The following is a summary of the main reasons for the decision: 

The development would not have an unacceptable impact on the residential amenities of 

nearby dwellings. 

The development would preserve the special character and appearance of the 

Conservation Area. 

Description of Proposal 
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1 This scheme proposes the demolition of an existing garage and its replacement 

with a single storey building comprising a single garage and a one bedroom self 

contained unit. 

2 The existing garage is a single garage with store so is the actual size of a double 

garage, albeit with only one set of doors to provide access for a car.  It is a brick 

construction with a pitched tiled roof and lies immediately adjacent to the 

boundary wall to the south east of the access drive.   

3 The proposed replacement would comprise an ‘L’ shaped building with the 

frontage the same width as the existing garage and with the same general design, 

ie pitched tiled roof with double doors providing access to the garage.  The main 

bulk of the increased building size would lie behind this and incorporate a kitchen, 

bathroom living room and bedroom.  The building would be constructed using 

brickwork elevations and a pitched tiled roof.  It would share the same curtilage 

as Hodsoll House itself. 

Description of Site 

4 The majority of the site lies within the built confines of the village: part of the rear 

garden lying within the green belt.  It comprises a Grade II listed house and lies 

within a part of the village with a heavy concentration of listed properties: both 

adjoining and facing houses are listed.  The house itself is 18th century and 2 

storeys in height and clad in white weatherboarding. It has a tiled roof and 

parapet. A single storey weatherboarded extension lies to the left hand side. The 

front boundary comprises railings which is also mentioned in the CA Appraisal.  

5 It occupies a  plot of substantial width within the High Street and the house itself 

is situated towards the front of the site.  The Conservation Area Appraisal advises 

that Some of the larger and more important listed buildings in the village, 

(including) Hodsoll House contribute greatly to the overall character by their 

prominent settings.  

6 The garage lies adjacent to the south eastern boundary wall and is set back 

behind the level of the house some 22m’s from the High Street.  It is a simple 

design with brick elevations, a tile pitched roof and a set of double doors in the 

front and rear elevations.  It lies directly against an existing boundary wall to the 

driveway.  It is noted in the Conservation Area Appraisal as being a building that 

contributes to the character of the Conservation Area – along with those buildings 

around it. 

Constraints 

7 Part of the Garden lies within the MGB, the property itself and garage within the 

built confines of the village, Conservation Area, AONB. 

Policies 

South East Plan   

8 Policies - SP5, CC1, CC4, H4, H5, T4, C3, BE6. 

Sevenoaks District Local Plan  

9 Policies –  EN1, EN23, VP1, H6B.   
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Core Strategy:  

10 Policies - SP1, L07. 

National Guidance:   

11 Policies - PPS1, PPG2, PPS3, PPS5. 

Relevant Planning History 

12 None 

Consultations 

SDC Conservation Officer 

13 This outbuilding is curtilage listed with Hodsoll House and is identified as 

'contributing to character' in the Conservation Area Appraisal. However it is clear 

from a site inspection and the comments of  the applicant's Building Surveyor that 

extensive work would be needed to render the structure secure and useable such 

that very little of the existing structure would remain. I therefore agree that its 

replacement is acceptable in principle. The gap between Hodsoll House and its 

garage, with views of trees and other vegetation beyond, is contributory to the 

character of the CA. The size of the new building has been reduced from the initial 

proposal and is now better proportioned in relation to the size of the house and 

positioned such that the there would be only minimal reduction in the gap 

between the house and the outbuilding. The new structure appears to have all the 

accommodation necessary to a separate dwelling rather than an annexe, but this 

is a matter for general planning consideration, not conservation, provided this 

does not generate a requirement for more on site parking, hard surfacing etc . I 

therefore have np objections subject ot conditions relating to the submission of  

samples of materials ( I do not consider that yellow stock bricks would be suitable 

in this location ) and a requirement that the boundary wall be repaired/reinstated 

to LPA satisfaction. 

SDC Tree Officer 

14 I have attempted to resist the loss of the mature Ash tree located to the rear of 

the proposal. Given the information provided within the consultants report 

however I do not object to the loss of trees as described. I do recommend that 

additional planting is agreed and carried out as part of any consent provided. 

KCC Archaeology 

15 The site lies within an Area of Archaeological Potential relating to Iron Age, Roman 

and Medieval activity.  A Roman enclosure has been recorded c.70m to the west 

and a Roman ditch was found close to the proposed development during an 

archaeological evaluation in 1995.   

16 As archaeological remains could be encountered during the proposed works, I 

advise that the following condition be applied to any forthcoming consent:  

17 AR3 The developer shall afford access at all reasonable times to any 

archaeologist nominated by the Local Planning Authority and shall allow him/her 

to observe the excavations and record items of interest and finds. The developer 
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shall inform the County Archaeologist of the start date of construction works on 

site not less than two weeks before the commencement of such works. 

Reason: To ensure that features of archaeological interest are properly 

examined and recorded. 

Thames Water 

18 No objection 

Parish / Town Council 

19 The Parish Council objects to this planning application for the following reasons: 

- This is a separate dwelling, and not an extension of the main building. 

- In a Conservation Area. 

- Out of character with main and nearby buildings. 

- Excessive increase in size over the original garage. 

Representations 

20 Three letters of support, raising the following issues: 

- the new building could only be an improvement compared to the existing  

- the loss of the ash tree would be acceptable providing replacement are 

planted – it interferes with neighbours trees 

- It is comforting to know that the new building would only be used by family 

 

Head Of Development Services Appraisal 

Principal Issues  

21 The main issues concern the impact upon the adjacent Green belt, principle of 

new dwelling, design and impact upon the surrounding conservation area, impact 

upon adjacent listed building,  neighbour amenities and impact upon trees. 

Green Belt 

22 At present the green belt boundary lies just over 11m’s from the rear of the 

garage.  The proposed unit would lie some 3.5m’s from the green belt boundary.  

It is not considered that the bulk and scale of the building would be so significant 

as to be harmful to the character of the adjacent green belt and no objection is 

raised on that matter.   

Principle of New Dwelling 

23 Concern has been expressed by the PC about the creation of a new dwelling on 

this site and the potential for this to become a completely separate dwelling from 

Hodsoll House.  The applicants advise that this is intended as accommodation for 
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elderly parents and that  it is intended that it should remain only as ancillary 

accommodation to the main house.  Theoretically it would be possible to separate 

out this unit from the main house and create a curtilage around it although 

consent would be required to undertake any alterations to provide a new 

vehicular access and drive to Hodsoll House.   

24 The occupation of such ‘annexes’ are however usually tied to the main house by 

means of a condition and that is what is proposed here. 

Design/Impact upon Conservation Area 

25 Views of this building from a public viewpoint within the Conservation Area are 

limited to those of the very top of the flank wall and the roof, viewed above the 

adjacent boundary wall and those available when standing in front of the driveway 

of Hodsoll House.  Nevertheless the garage does contribute to an attractive 

grouping of buildings within this part of the Conservation Area.  

26 The submitted surveyors report is clear that the existing garage has a number of 

significant cracks, a series of inadequate rafters,  a variety of roof tiles and poorly 

laid floor.  Any work to improve the existing structure for retention would involve at 

least replacement of the roof structure, gables and floor.  Potentially there are 

also issues regarding the foundation stability.   

27 The report suggests that in such circumstances very little of the original fabric of 

this building would remain.  In those circumstances it is officers view that the 

demolition of the garage is in principle acceptable. 

28 In footprint and therefore mass, the replacement building is significantly larger 

than the building it would replace.  The height  of the replacement would however 

be the same as the existing garage and the front part of the replacement building 

has been designed to replicate the design of the garage with the same roof 

profile, same width of front wall, materials and double garage doors.   The major 

difference when viewed from the highway would be the ‘L’ shape projecting by just 

over 1m to the side.  Obviously when viewed from an oblique angle the greater 

depth of the replacement building would be obvious.  However, in view of the very 

slight reduction in gap between Hodsoll House and the new building  and the 

screening effects of Hodsoll House and the adjacent boundary wall it is not 

considered that the views available of the replacement structure would be so 

significant as to harm the sense of space around the site. 

29 Overall it is considered that the design and scale of the building would accord with 

those policies designed to protect the character and setting of this conservation 

area. 

 

Impact upon listed Building 

30 The existing garage is clearly of much smaller scale and of a much simpler design 

such that it is clearly an ancillary building to Hodsoll House.  A gap of some 11.5 

m’s separates the two buildings. 

31 As part of the proposed scheme the replacement building would move closer to 

Hodsoll House and the gap would reduce by just over 0.5m.  However this is as a 

result of moving the whole structure away from the boundary wall rather than 

Agenda Item 5.8

Page 78



Development Control Committee:  9 June 2011 

SE/11/00774/FUL 

because of the increase in size of the new building. That gap has been 

maintained at the  minimum practical to allow construction of the new build and 

ongoing maintenance to that building and indeed to the existing wall which is not 

possible at present.  The wall forms an attractive boundary between this site and 

the adjacent listed Farningham House. 

32 The main bulk of the new building would  lie to the rear of the position of the 

existing  garage and as a result of its distance form the house, its height and 

general design it is not considered that this would create a building of such bulk 

as to harm the setting of Hodsoll House. 

Neighbours amenities 

33 It is clear from the letter of support from the adjoining neighbour that they see 

advantages to this proposal ie removal of an existing tree that interferes with their 

side of the boundary, removal of an unattractive structure visible from their home.  

Whilst that is a very personal view of the benefits of the replacement, the 

proposed larger structure would not be considered harmful to their amenities: 

being largely screened behind the boundary wall with only the upper part of he 

flank wall and the roofline visible to them.   This part of the site is already utilised 

as a driveway and that would not change as a result of this scheme. 

Trees 

34 Existing mature trees lying at the rear of the existing garage would be lost as a 

result of this proposal.  The Ash tree to the rear of the proposed building would be 

the most significant of these.  This tree is visible within the streetscene and 

makes a positive, if limited,  contribution towards the character of the 

conservation area and streetscene.  However, the proposed new building would 

lie within 2m of the trunk of this tree and it is proposed on the basis of this 

proximity to remove the tree.  Further planting we are advised is proposed to the 

north of the proposed building which would in time compensate to a certain 

degree for the loss of this Ash. 

35 It is not considered that the amenity value of the tree is so high as to be able to 

justify the refusal of this application for that reason alone.  A condition is 

proposed to ensure new tree planting.  

Other Issues  

Access Issues 

36 The building would have to comply with the relevant Building Regulations which 

would ensure current standards of accessibility. 

Conclusion 

37 This scheme proposed the loss of an existing garage and store and its 

replacement with a larger building to provide a single garage and a self contained 

one bedroom unit of accommodation. 

38 The structure of the existing garage is poor and its loss is accepted in principle.  

As detailed above it is not considered that the principle of replacement is 

unacceptable and the design, bulk and mass of the proposed new building is 

considered acceptable both in terms of  its impact upon the character and 
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appearance of the surrounding conservation area and in terms of its impact upon 

the setting of the listed building Hodsoll House.  

 

Background Papers 

Site and Block Plans 

Contact Officer(s): Lesley Westphal  Extension: 7235 

Kristen Paterson 

Community and Planning Services Director 

 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LIRH26BK0CR00  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LIRH26BK0CR00  
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5.08  - SE/11/00774/FUL Date expired 20 May 2011 

PROPOSAL: Demolition of existing outbuilding, erection of replacement 

outbuilding to provide garage, and ancillary residential 

accommodation to Hodsoll House, associated works 

LOCATION: Hodsoll House , High Street, Farningham Dartford  DA4 0DH 

WARD(S): Farningham, Horton Kirby & South Darenth 

 

ITEM FOR DECISION 

This item is being referred to the Development Control Committee because the 

recommendation is contrary to the Parish Council Recommendation and 

Councillor McGarvey wishes Committee to consider the issues surrounding the ancillary 

nature of the proposed dwelling and the impact of this relationship upon the surrounding 

area. 

RECOMMENDATION: That planning permission be GRANTED subject to the following 

conditions:- 

1) The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 

In pursuance of section 91 of the Town and Country Planning Act 1990. 

2) No development shall be carried out on the land until samples of the materials to 

be used in the construction of the external surfaces of the building hereby permitted 

have been submitted to and approved in writing by the Council. The development shall 

be carried out using the approved materials. 

To ensure that the appearance of the development is in harmony with the existing 

character of the Conservation Area as supported by Policy EN1 of the Sevenoaks District 

Local Plan. 

3) No development shall be carried out on the land until full details of soft landscape 

works have been submitted to and approved in writing by the Council.  Those details 

shall include:-planting plans (identifying existing planting, plants to be retained and new 

planting);-a schedule of new plants (noting species, size of stock at time of planting and 

proposed number/densities); and-a programme of implementation. 

To protect the visual appearance of the area as supported by EN1 of the Sevenoaks 

District Local Plan. 

4) If within a period of five years from the completion of the development, any of the 

trees or plants that form part of the approved details of soft landscaping die, are 

removed or become seriously damaged or diseased then they shall be replaced in the 

next planting season with others of similar size and species. 

To preserve the appearance and character of the surrounding Conservation Area in 
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accordance with policy EN1 of the Sevenoaks District Local Plan. 

5) The approved garage shall be provided prior to the first occupation of the building 

and shall be permanently retained for the parking of a motor vehicle. 

To ensure a permanent retention of vehicle parking for the property. 

6) No window(s) or other opening(s) shall be inserted at any time in the south 

elevation(s) of the garage or building hereby approved, despite the provisions of any 

Development Order. 

To protect the privacy of the adjoining occupiers in accordance with the provisions of 

policy EN1 of the Sevenoaks District Local Plan. 

7) The  building hereby permitted shall not be occupied at any time other than for 

purposes ancillary to the residential use of the dwelling known as Hodsoll House. 

So that any other proposal for the use of the building is the subject of a separate 

application to be determined on its merits having regard to the character and 

appearance of the surrounding Conservation Area and the character and setting of the 

adjacent Listed Building. 

8) The development hereby permitted shall be carried out in accordance with the 

following approved plans: HODSOLL-PL01,PL02  

For the avoidance of doubt and in the interests of proper planning.   

9) The developer shall afford access at all reasonable times to any archaeologist 

nominated by the Local Planning Authority and shall allow him/her to observe the 

excavations and record items of interest and finds. The developer shall inform the County 

Archaeologist of the start date of construction works on site not less than two weeks 

before the commencement of such works. 

To ensure that features of archaeological interest are properly examined and recorded. 

In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 

South East Plan 2009 - Policies SP5,CC1,CC4,H4,H5,T4,C3,BE6 

Sevenoaks District Local Plan - Policies EN1,EN23,VP1,H6B 

Sevenoaks District Core Strategy 2011 - Policies SP1,L07 

The following is a summary of the main reasons for the decision: 

The development would not have an unacceptable impact on the residential amenities of 

nearby dwellings. 

The development would preserve the special character and appearance of the 

Conservation Area. 

Description of Proposal 
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1 This scheme proposes the demolition of an existing garage and its replacement 

with a single storey building comprising a single garage and a one bedroom self 

contained unit. 

2 The existing garage is a single garage with store so is the actual size of a double 

garage, albeit with only one set of doors to provide access for a car.  It is a brick 

construction with a pitched tiled roof and lies immediately adjacent to the 

boundary wall to the south east of the access drive.   

3 The proposed replacement would comprise an ‘L’ shaped building with the 

frontage the same width as the existing garage and with the same general design, 

ie pitched tiled roof with double doors providing access to the garage.  The main 

bulk of the increased building size would lie behind this and incorporate a kitchen, 

bathroom living room and bedroom.  The building would be constructed using 

brickwork elevations and a pitched tiled roof.  It would share the same curtilage 

as Hodsoll House itself. 

Description of Site 

4 The majority of the site lies within the built confines of the village: part of the rear 

garden lying within the green belt.  It comprises a Grade II listed house and lies 

within a part of the village with a heavy concentration of listed properties: both 

adjoining and facing houses are listed.  The house itself is 18th century and 2 

storeys in height and clad in white weatherboarding. It has a tiled roof and 

parapet. A single storey weatherboarded extension lies to the left hand side. The 

front boundary comprises railings which is also mentioned in the CA Appraisal.  

5 It occupies a  plot of substantial width within the High Street and the house itself 

is situated towards the front of the site.  The Conservation Area Appraisal advises 

that Some of the larger and more important listed buildings in the village, 

(including) Hodsoll House contribute greatly to the overall character by their 

prominent settings.  

6 The garage lies adjacent to the south eastern boundary wall and is set back 

behind the level of the house some 22m’s from the High Street.  It is a simple 

design with brick elevations, a tile pitched roof and a set of double doors in the 

front and rear elevations.  It lies directly against an existing boundary wall to the 

driveway.  It is noted in the Conservation Area Appraisal as being a building that 

contributes to the character of the Conservation Area – along with those buildings 

around it. 

Constraints 

7 Part of the Garden lies within the MGB, the property itself and garage within the 

built confines of the village, Conservation Area, AONB. 

Policies 

South East Plan   

8 Policies - SP5, CC1, CC4, H4, H5, T4, C3, BE6. 

Sevenoaks District Local Plan  

9 Policies –  EN1, EN23, VP1, H6B.   
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Core Strategy:  

10 Policies - SP1, L07. 

National Guidance:   

11 Policies - PPS1, PPG2, PPS3, PPS5. 

Relevant Planning History 

12 None 

Consultations 

SDC Conservation Officer 

13 This outbuilding is curtilage listed with Hodsoll House and is identified as 

'contributing to character' in the Conservation Area Appraisal. However it is clear 

from a site inspection and the comments of  the applicant's Building Surveyor that 

extensive work would be needed to render the structure secure and useable such 

that very little of the existing structure would remain. I therefore agree that its 

replacement is acceptable in principle. The gap between Hodsoll House and its 

garage, with views of trees and other vegetation beyond, is contributory to the 

character of the CA. The size of the new building has been reduced from the initial 

proposal and is now better proportioned in relation to the size of the house and 

positioned such that the there would be only minimal reduction in the gap 

between the house and the outbuilding. The new structure appears to have all the 

accommodation necessary to a separate dwelling rather than an annexe, but this 

is a matter for general planning consideration, not conservation, provided this 

does not generate a requirement for more on site parking, hard surfacing etc . I 

therefore have np objections subject ot conditions relating to the submission of  

samples of materials ( I do not consider that yellow stock bricks would be suitable 

in this location ) and a requirement that the boundary wall be repaired/reinstated 

to LPA satisfaction. 

SDC Tree Officer 

14 I have attempted to resist the loss of the mature Ash tree located to the rear of 

the proposal. Given the information provided within the consultants report 

however I do not object to the loss of trees as described. I do recommend that 

additional planting is agreed and carried out as part of any consent provided. 

KCC Archaeology 

15 The site lies within an Area of Archaeological Potential relating to Iron Age, Roman 

and Medieval activity.  A Roman enclosure has been recorded c.70m to the west 

and a Roman ditch was found close to the proposed development during an 

archaeological evaluation in 1995.   

16 As archaeological remains could be encountered during the proposed works, I 

advise that the following condition be applied to any forthcoming consent:  

17 AR3 The developer shall afford access at all reasonable times to any 

archaeologist nominated by the Local Planning Authority and shall allow him/her 

to observe the excavations and record items of interest and finds. The developer 

Agenda Item 5.9

Page 86



Development Control Committee:  9 June 2011 

SE/11/00774/FUL 

shall inform the County Archaeologist of the start date of construction works on 

site not less than two weeks before the commencement of such works. 

Reason: To ensure that features of archaeological interest are properly 

examined and recorded. 

Thames Water 

18 No objection 

Parish / Town Council 

19 The Parish Council objects to this planning application for the following reasons: 

- This is a separate dwelling, and not an extension of the main building. 

- In a Conservation Area. 

- Out of character with main and nearby buildings. 

- Excessive increase in size over the original garage. 

Representations 

20 Three letters of support, raising the following issues: 

- the new building could only be an improvement compared to the existing  

- the loss of the ash tree would be acceptable providing replacement are 

planted – it interferes with neighbours trees 

- It is comforting to know that the new building would only be used by family 

 

Head Of Development Services Appraisal 

Principal Issues  

21 The main issues concern the impact upon the adjacent Green belt, principle of 

new dwelling, design and impact upon the surrounding conservation area, impact 

upon adjacent listed building,  neighbour amenities and impact upon trees. 

Green Belt 

22 At present the green belt boundary lies just over 11m’s from the rear of the 

garage.  The proposed unit would lie some 3.5m’s from the green belt boundary.  

It is not considered that the bulk and scale of the building would be so significant 

as to be harmful to the character of the adjacent green belt and no objection is 

raised on that matter.   

Principle of New Dwelling 

23 Concern has been expressed by the PC about the creation of a new dwelling on 

this site and the potential for this to become a completely separate dwelling from 

Hodsoll House.  The applicants advise that this is intended as accommodation for 

Agenda Item 5.9

Page 87



Development Control Committee:  9 June 2011 

SE/11/00774/FUL 

elderly parents and that  it is intended that it should remain only as ancillary 

accommodation to the main house.  Theoretically it would be possible to separate 

out this unit from the main house and create a curtilage around it although 

consent would be required to undertake any alterations to provide a new 

vehicular access and drive to Hodsoll House.   

24 The occupation of such ‘annexes’ are however usually tied to the main house by 

means of a condition and that is what is proposed here. 

Design/Impact upon Conservation Area 

25 Views of this building from a public viewpoint within the Conservation Area are 

limited to those of the very top of the flank wall and the roof, viewed above the 

adjacent boundary wall and those available when standing in front of the driveway 

of Hodsoll House.  Nevertheless the garage does contribute to an attractive 

grouping of buildings within this part of the Conservation Area.  

26 The submitted surveyors report is clear that the existing garage has a number of 

significant cracks, a series of inadequate rafters,  a variety of roof tiles and poorly 

laid floor.  Any work to improve the existing structure for retention would involve at 

least replacement of the roof structure, gables and floor.  Potentially there are 

also issues regarding the foundation stability.   

27 The report suggests that in such circumstances very little of the original fabric of 

this building would remain.  In those circumstances it is officers view that the 

demolition of the garage is in principle acceptable. 

28 In footprint and therefore mass, the replacement building is significantly larger 

than the building it would replace.  The height  of the replacement would however 

be the same as the existing garage and the front part of the replacement building 

has been designed to replicate the design of the garage with the same roof 

profile, same width of front wall, materials and double garage doors.   The major 

difference when viewed from the highway would be the ‘L’ shape projecting by just 

over 1m to the side.  Obviously when viewed from an oblique angle the greater 

depth of the replacement building would be obvious.  However, in view of the very 

slight reduction in gap between Hodsoll House and the new building  and the 

screening effects of Hodsoll House and the adjacent boundary wall it is not 

considered that the views available of the replacement structure would be so 

significant as to harm the sense of space around the site. 

29 Overall it is considered that the design and scale of the building would accord with 

those policies designed to protect the character and setting of this conservation 

area. 

 

Impact upon listed Building 

30 The existing garage is clearly of much smaller scale and of a much simpler design 

such that it is clearly an ancillary building to Hodsoll House.  A gap of some 11.5 

m’s separates the two buildings. 

31 As part of the proposed scheme the replacement building would move closer to 

Hodsoll House and the gap would reduce by just over 0.5m.  However this is as a 

result of moving the whole structure away from the boundary wall rather than 
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because of the increase in size of the new building. That gap has been 

maintained at the  minimum practical to allow construction of the new build and 

ongoing maintenance to that building and indeed to the existing wall which is not 

possible at present.  The wall forms an attractive boundary between this site and 

the adjacent listed Farningham House. 

32 The main bulk of the new building would  lie to the rear of the position of the 

existing  garage and as a result of its distance form the house, its height and 

general design it is not considered that this would create a building of such bulk 

as to harm the setting of Hodsoll House. 

Neighbours amenities 

33 It is clear from the letter of support from the adjoining neighbour that they see 

advantages to this proposal ie removal of an existing tree that interferes with their 

side of the boundary, removal of an unattractive structure visible from their home.  

Whilst that is a very personal view of the benefits of the replacement, the 

proposed larger structure would not be considered harmful to their amenities: 

being largely screened behind the boundary wall with only the upper part of he 

flank wall and the roofline visible to them.   This part of the site is already utilised 

as a driveway and that would not change as a result of this scheme. 

Trees 

34 Existing mature trees lying at the rear of the existing garage would be lost as a 

result of this proposal.  The Ash tree to the rear of the proposed building would be 

the most significant of these.  This tree is visible within the streetscene and 

makes a positive, if limited,  contribution towards the character of the 

conservation area and streetscene.  However, the proposed new building would 

lie within 2m of the trunk of this tree and it is proposed on the basis of this 

proximity to remove the tree.  Further planting we are advised is proposed to the 

north of the proposed building which would in time compensate to a certain 

degree for the loss of this Ash. 

35 It is not considered that the amenity value of the tree is so high as to be able to 

justify the refusal of this application for that reason alone.  A condition is 

proposed to ensure new tree planting.  

Other Issues  

Access Issues 

36 The building would have to comply with the relevant Building Regulations which 

would ensure current standards of accessibility. 

Conclusion 

37 This scheme proposed the loss of an existing garage and store and its 

replacement with a larger building to provide a single garage and a self contained 

one bedroom unit of accommodation. 

38 The structure of the existing garage is poor and its loss is accepted in principle.  

As detailed above it is not considered that the principle of replacement is 

unacceptable and the design, bulk and mass of the proposed new building is 

considered acceptable both in terms of  its impact upon the character and 
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appearance of the surrounding conservation area and in terms of its impact upon 

the setting of the listed building Hodsoll House.  

 

Background Papers 

Site and Block Plans 

Contact Officer(s): Lesley Westphal  Extension: 7235 

Kristen Paterson 

Community and Planning Services Director 

 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LIRH26BK0CR00  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LIRH26BK0CR00  
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5.10 - SE/10/03498/FUL Date expired 31 May 2011 

PROPOSAL: Change of use of existing shop and open amenity land to 

mixed A1 (coffee shop) / A3 (Cafe and outside seating area) 
use. 

LOCATION: 81 High Street And The Shambles, Sevenoaks   

WARD(S): Sevenoaks Town & St Johns 

ITEM FOR DECISION 

This application has been referred to the Development Control Committee since the 
Shambles falls within the ownership of the Council. 

RECOMMENDATION: That planning permission be GRANTED subject to the following 
conditions:- 

1) The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 

In pursuance of section 91 of the Town and Country Planning Act 1990. 

2) The use of the unit and land to the rear hereby permitted is for use as a coffee 
shop/cafe only and for no other purpose, including any purpose within Class A3 of the 
Town and Country Planning ( Use Classes Order ) 1987 (as amended). 

To safeguard the amenity of the locality as supported by Policy EN1 of the Sevenoaks 
District Local Plan. 

3) The use hereby permitted shall only occur between 7am and 6pm Monday to 

Friday, between 7am and 7pm Saturday and between 8am and 5pm Sundays and Bank 
Holidays. 

To safeguard the amenity of the locality as supported by Policy EN1 of the Sevenoaks 
District Local Plan. 

4) Bins shall be provided for the use by customers whilst the outdoor seating area is 

in operation. 

To safeguard the amenity of the locality as supported by Policy EN1 of the Sevenoaks 
District Local Plan. 

5) The tables, chairs and umbrellas that make up the outside seating area shall be 
removed from the Shambles at the end of each day. 

To ensure that the development preserves the character and appearance of the area as 
supported by policies EN1 and EN23 of the Sevenoaks District Local Plan. 

6) The development hereby permitted shall be carried out in accordance with the 
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following approved plans: SB/2010/1/site plan revised and 2/block plan revised. 

For the avoidance of doubt and in the interests of proper planning. 

In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 

South East Plan 2009 - Policies CC6, BE4 and BE6 

Sevenoaks District Local Plan - Policies EN1 and EN23 

Sevenoaks District Core Strategy 2011 - Policies LO3 and SP1. 

The following is a summary of the main reasons for the decision: 

The site is within the built confines of the settlement where there is no objection to the 

principle of the proposed development. 

The development would make a positive contribution to special character of the 
Conservation Area. 

The development would not have an adverse impact on the amenities of the locality. 

 

Description of Proposal 

1 The application seeks the approval of the change of use of 81 High Street and an 

area of the Shambles to the rear of the building. 81 High Street has a retail use 
and the Shambles has an open amenity land use. The proposal would see the use 

of both 81 High Street and an area of the Shambles become a mixed use 
comprising both A1 (coffee shop) and A3 (café and outside seating area). 

2 Access would be retained around the proposed outdoor seating area in the 

Shambles to allow both the public and occupants of units that back onto the 
Shamble to pass safely around the seating area. Arrangements between the 
applicant and the occupiers of adjoining units to the Shambles are also in place to 

allow deliveries to occur when needed. 

3 The application is partly retrospective with the coffee shop use commencing 

within 81 High Street. 

Description of Site 

4 The application site comprises a shop unit that fronts on to the old market place 

on the High Street and the Shambles, an area of open amenity land to the rear of 
the shop. Several other units also back onto the Shambles from both the High 

Street and London Road. 
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Constraints  

5 The site lies within the built confines of Sevenoaks, the Sevenoaks High Street 

Conservation Area, an Area of Archaeological Potential and access around the 
northern and eastern edges of the Shambles forms a Public Right of Way. 

Policies 

South East Plan 

6 Policies – CC6, BE4 and BE6 

Sevenoaks District Local Plan 

7 Policies – EN1 and EN23 

Sevenoaks District Core Strategy 

8 Policies – LO3 and SP1 

Others 

9 Planning Policy Statement 1: Delivering Sustainable Development (PPS1) 

10 Planning Policy Statement 5: Planning for the Historic Environment (PPS5) 

11 Planning Policy Guidance 24: Planning and Noise (PPG24) 

12 Sevenoaks High Street Conservation Area Appraisal and Management Plan 

Planning History 

13 None relating to this application. 

Consultations 

Parish / Town Council  

14 Sevenoaks Town Council recommended approval subject to the retention of the 

bench for use of general public who are not visiting the café, and public access 
routes not being blocked by tables and chairs. 

Environmental Health Officer  

15 No objection. 

KCC Public Rights of Way Officer  

16 Awaiting consultation response. 

Representations 

17 One letter of representation has been received highlighting a concern regarding 

the smell emanating from the coffee shop and from the outdoor seating area.  
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Head Of Development Services Appraisal 

Principal Issues 

18 The principal issues in this case are the principle of the change of use, the impact 
on the Conservation Area and the impact on the amenities of the locality. Other 
issues include the impact of the proposal on the Area of Archaeological Potential 

and on the Public Right of Way. 

Principle of the change of use 

19 Policy ST1A of the Local Plan states that proposals that will improve the range, 

quality and diversity of shops and services and provide for business, leisure and 
community needs will be permitted. 

20 It is acknowledged that a number of cafés and coffee shops already exist in the 
town centre. However, the addition of another coffee shop and outdoor seating 
area would add to the existing selection providing members of the public with a 

greater selection. This also has the potential to bring more visitors to the town 
centre which would benefit all businesses in Sevenoaks. 

21 In addition, the proposal would encourage interest in an area of the town which is 

possibly lesser known by visitors to Sevenoaks, which again would only benefit 
the town. 

22 The unit does not form part of the primary retail frontage of the town centre and 
so the proposal does not need to comply with policy ST2, which requires that 
solely A1 uses are retained. 

23 It is therefore considered that the proposed change of use is deemed acceptable 
in principle provided it complies with all other relevant policies. 

Impact on the Conservation Area  

24 Policy EN23 of the Sevenoaks District Local Plan states that development ‘should 
be of positive architectural benefit by paying special attention to the desirability of 

preserving or enhancing the character or appearance of the area and of its 
setting. The design of new buildings and alterations to existing buildings should 
respect local character’. 

25 External alterations to 81 High Street have been minimal with the colour of the 
shop frontage having been changed and new signage having been erected. These 

alterations are wholly acceptable in the Conservation Area given the location of 
the unit in the town centre. 

26 The creation of the outdoor seating area would be temporary in that the seating 

area would be set up and taken down each day, with none the furniture proposed 
to make up the seating area being fixed to the ground. This furniture includes 
tables, chairs, large umbrellas, planters and banners. As stated above this 

proposed use would bring interest to a historic part of the town which would only 
be of benefit. 
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27 It is therefore considered that the proposed change of use would make a positive 
contribution to the character of the Conservation Area. 

Impact on the amenities of the locality  

28 Policy EN1 of the Sevenoaks District Local Plan requires that any proposed 
development should not have an adverse impact on the amenities of the locality. 

29 The proposed change of use involves an existing retail unit and area of open 
amenity land. The coffee shop/café use of the unit would result a mixed A1/A3 
use. This is an appropriate use in a town centre location since many cafés and 

restaurants operate in the town where a mix of both commercial and residential 
uses is expected to coexist. This mix also provides for a more vibrant and active 

town centre, drawing members of the public to it. 

30 The letter of representation has raised a concern regarding smells emanating 
from the unit and the outdoor seating area. Without the proposed outdoor seating 

area in the Shambles the use of the unit as a coffee shop would be permitted 
development and so the proposed use is deemed to be appropriate. 

31 It is acknowledged that the change of use of the open amenity land would 

intensify the use of the Shambles. However, since this is open amenity land there 
is no control over the number of people who would wish to congregate here and 

freely chat, drink coffee and smoke. It is therefore considered that the proposed 
outdoor seating area would have no greater harm than the potential current use 
of this area. 

32 Access provided to the public and the businesses that occupy the adjacent units 
around the seating area would be retained, including access to the two benches 
that are located on the western side of the Shambles. It is therefore considered 

that the use of the open amenity land as an outdoor seating area would have no 
greater impact on the amenities of the locality than the existing use could 

potentially bring. 

33 The Council’s Environmental Health Officer has requested that bins be placed in 
the area to serve take-away trade. Two bins owned by the Council exist in the 

Shambles but it is possible to condition any approval of consent requiring 
additional bins to be provided. 

34 In addition to this it is possible to control the use of the unit and Shambles area 
and also the times of the proposed use by way of condition. 

35 Given the above it is therefore considered that the proposal would preserve the 

amenities of the locality. 

Other Issues 

Impact of the proposal on the Area of Archaeological Potential  

Since none of the proposed furniture would be fixed to the ground, and therefore no 
ground works would be necessary, it is not considered that the proposal would have any 

impact on the Area of Archaeological Potential. 
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Impact on the Public Right of Way  

The public right of way runs along the northern and eastern edges of the Shambles. The 

proposed outdoor seating area would be located to the south-west corner of the area and 
would therefore leave the public right of way unrestricted for members of the public to 
continue to pass through the Shambles. 

Access Issues 

Policy EN1 of the Sevenoaks District Local Plan requires that proposed development 
provides appropriate facilities for those with disabilities. 81 High Street has a level 

access to its front entrance and the footpath through to the Shambles is also level 
meaning that those with a disability have a level access into and out of the coffee shop 

and round to the proposed outdoor seating area. 

 

Conclusion 

It is considered that the proposed change of use would make a positive contribution to 
the character of the Conservation Area and not have an adverse impact on the amenities 
of the locality. Consequently the proposal is in accordance with the development plan 

and therefore the Officer’s recommendation is to approve. 

Background Papers 

Site and Block Plans 

Contact Officer(s): Mr M Holmes  Extension: 7406 

Kristen Paterson 

Community and Planning Services Director 

 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-
applications/applicationDetails.do?activeTab=summary&keyVal=LDRXQOBK0DT00  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=LDRXQOBK0DT00  
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5.11  - SE/11/00102/FUL Date expired 6 May 2011 

PROPOSAL: Replacement of defective septic tank with new treatment 

plant, all in accordance with the environment permitting 

Reg 2010 - registering an exempt water discharge activity 

granted 30th December 2010 to serve no's 1 & 2 

Shacklands Cottages 

LOCATION: Land Adjacent To, 1 & 2 Shacklands Cottages, Shacklands 

Road, Shoreham, Sevenoaks 

WARD(S): Halstead, Knockholt & Badgers Mount 

 

ITEM FOR DECISION 

This application has been referred to the Development Control Committee as the 

application has been made by Sevenoaks District Council. 

RECOMMENDATION: That planning permission be GRANTED subject to the following 

conditions:- 

1) The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 

In pursuance of section 91 of the Town and Country Planning Act 1990. 

2) Prior to the development commencing, the Arboricultural Officer is to be 

contacted to agree which trees are to be removed. After this, a detailed plan showing the 

trees to be felled shall be submitted and approved in writing to the local planning 

authority. The development shall take place in accordance with the approved details.  

To ensure that the proposal does not detract from the character and appearance of the 

area; as supported by Policy EN1 of the Sevenoaks District Local Plan and LO8 of the 

Core Strategy. 

3) No development shall be carried out until a scheme of soft landscaping, including 

type and size of species has been submitted to the Council for approval in writing. The 

scheme shall include indications of all existing trees and hedgerows on the land, and 

details of any to be retained, together with measures for their protection during the 

course of the development. The soft landscape works shall be carried out before the first 

dwelling is occupied or in accordance with a programme of implementation agreed in 

writing with the Council.  The landscape works shall be carried out in accordance with the 

approved details. 

To ensure that the proposal does not detract from the character and appearance of the 

area; as supported by Policy EN1 of the Sevenoaks District Local Plan and LO8 of the 

Core Strategy. 

4) If within a period of five years from the completion of the development, any of the 
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trees or plants that form part of the approved details of soft landscaping die, are 

removed or become seriously damaged or diseased then they shall be replaced in the 

next planting season with others of similar size and species. 

To ensure that the proposal does not detract from the character and appearance of the 

area; as supported by Policy EN1 of the Sevenoaks District Local Plan and LO8 of the 

Core Strategy. 

5) The development hereby permitted shall be carried out in accordance with the 

following approved plans PS001/4, ENTEX Biotec package sewage treatment plants, 

PS001/2, PS001/6. 

For the avoidance of doubt and in the interests of proper planning.  

6) No development shall commence until a works plan has been submitted and 

approved in writing by the Local Planning Authority. It should cover the following 

(although it may include other things): the timings of the works, methodology to minimise 

impacts on tree roots, location of the construction compound and details of the post 

development works restoration. The development shall be carried out in accordance with 

the approved details. 

In the interest of protecting existing wildlife in accordance with PPS9.; 

In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 

South East Plan 2009 - Policies NRM5, SP5, CC6, C3, C4. 

Sevenoaks District Local Plan - Policies EN1, EN6. 

Sevenoaks District Core Strategy 2011 - Policies LO8, SP1. 

The following is a summary of the main reasons for the decision: 

The development would respect the context of the site and would not have an 

unacceptable impact on the street scene. 

The development is considered to be appropriate development within the Metropolitan 

Green Belt. 

The scale, location and design of the development would preserve/enhance the 

landscape character of the locality. 

 

Description of Proposal 

1 This application seeks permission to replace a defective septic tank with a new 

treatment plant to serve no's 1 & 2 Shacklands Cottages. It is proposed that the 

septic tank will be located adjacent to the existing tank that currently exists on the 

site. The replacement works are necessary in order to comply with a notice served 

under the Building Act 1984. 
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2 The design and access statement states, that the proposed tank will be designed 

in accordance with the BS 6297:1983 Environmental Permitting (England and 

Wales) Regulations 2010. 

3 This application has been made by Sevenoaks District as we are responsible for 

the maintenance of the treatment plant. The existing plant serves 1 and 2 

Shacklands Cottages, both in private ownership and the SDC forestry depot 

workshop. The responsibility for the plant passed to the Council as part of the 

transfer from the Forestry Commission and such we as a Council are bound to 

honour this responsibility by virtue of the deeds. The owners of 1 & 2 Shacklands 

Cottages responsibility is only to contribute to the cost of repair, renewal and 

maintenance. 

4 Other than the 2 cottages gardens all the surrounding land is owned by the 

Council as part of Shoreham Woods. Neither private owner is prepared to allow a 

shared facility such as this to be constructed in their gardens. Any other location 

would still be in the woods but would involve additional extensive excavation to re-

route the supply and discharge pipes leading to further ground disturbance. 

5 The excavation for the current plant is too small, both in area and depth for a 

modern sealed plant as proposed. 

Description of Site 

6 The application site specifically relates to a section of ancient woodland located 

immediately to the north of properties 1 and 2 Shacklands Cottages located on 

the outskirts of Shoreham. The site area is approximately 0.0851 hectares in size. 

Within this woodland area there is an existing septic tank that is defective.  

7 The site is located in the Metropolitan Green Belt, Area of Outstanding Natural 

Beauty and  is located in a Site of Nature Conservation Interest. 

Constraints  

8 The application site is within an Area of Outstanding Natural Beauty, the 

Metropolitan Green Belt, MOD Safeguarding 1992, Site of Natural Conservation 

Interest and Area of Special Control of Adverts. 

Policies 

South East Plan 

9 Policies - NRM5, SP5, CC6, C3, C4 

Sevenoaks District Local Plan  

10 Policies – EN1, EN6 

Sevenoaks District Core Strategy  

11 Policies - LO8, SP1 
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Other 

12 Planning Policy Statement 1, Planning Policy Statement 9  and guidance in 

Circular 06/2005. 

Planning History 

13 03/00531/FUL  Land to rear of 1 Shacklands Cottages, proposed stables.  

Refused 24.04.2003. 

14 03/01716/FUL  Proposed stables to rear of property.  Refused 09.12.2003. 

15 05/02271/FUL  Conservatory  Granted 04.10.2005. 

Consultations 

Shoreham Parish Council 

16 The Parish Council recommends approval. 

Natural England  

17 Natural England have advised the following:  

Natural England has no comments to make on this planning proposal. 

However we would like to stress that the absence of comments or direct 

involvement on individual plans or proposal is simply an expression of our 

priorities. It should not be taken as implying a lack of interest or indicating 

either support for, or objection to, any proposal.  

However, we would expect the Local Planning Authority to assess and 

consider the possible impacts resulting from this proposal on the following 

when determining this application: 

Area of Outstanding Natural Beauty:  If the proposal site is within an Area 

of Outstanding Natural Beauty (AONB) we recommend that you contact the 

relevant AONB Unit, to ensure that planning issues regarding this proposal 

take into account any issues that may arise from this development as a 

result of this designation.  

Local Wildlife Sites:  If the proposal site is on or adjacent to local wildlife 

site, e.g. Site of Nature Conservation Importance (SNCI) or Local Nature 

Reserve (LNR) the county ecologist and/or local Wildlife Trust should be 

contacted.  

Protected Species:  If representations from other parties highlight the 

possible presence, or the Council is aware of a protected or Biodiversity 

Action Plan (BAP) species on the site, the Council should request survey 

information from the applicant before determining the application. 

Paragraph 98 and 99 of ODPM Circular 06/2005 and Paragraph 16 of 

PPS9 provide information on BAP and protected species and their 

consideration in the planning system. 
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KCC Ecology Officer  

18 The KCC Ecology Officer has advised the following:- 

Under the Natural Environment and Rural Communities Act (2006), “Every 

public authority must, in exercising its functions, have regard, so far as is 

consistent with the proper exercise of those functions, to the purpose of 

conserving biodiversity.”. In order to comply with this ‘Biodiversity Duty’, 

planning decisions must ensure that they adequately consider the 

potential impacts of a proposed development on protected species. 

Natural England has published Standing Advice on Ancient Woodland. 

When determining an application for development that is covered by 

Standing Advice, in accordance with Government guidance in Circular 

06/2005, Local Planning Authorities must take into account the Standing 

Advice. The Standing Advice is a material consideration in the 

determination of applications in the same way as a letter received from 

Natural England following consultation.  

The proposed works will directly impact on Ancient Woodland – however as 

the area to impacted is very small and works will only be temporary we feel 

that this development will have a very minor impact. 

A works plan should be a condition of planning permission - it should cover 

the following (although it may include other things): the timings of the 

works, methodology to minimise impacts on tree roots, location of the 

construction compound and details of the post development works 

restoration. 

Kent Wildlife Trust 

19 No comments have been received from the Kent Wildlife Trust. 

Environment Agency 

20 The Environment Agency’s comments have not yet been received at the time of 

writing this report. Any comments received will however be reported to the 

Planning Committee.  

Representations 

21 No letters of objection have been received in connection with this application. 

 

Head Of Development Services Appraisal 

Principal Issues 

22 The principal issues are: 

-  the impact on the Metropolitan Green Belt 

-  the impact on the adjacent trees 
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-  the impact on wildlife 

-  and the impact on the neighbouring amenity. 

Impact on Green Belt 

23 National planning policy guidance relating to Green Belt is set out in Planning 

Guidance Note 2 – Green Belts (PPG2). This document states that the primary 

purpose of the Green Belt is to keep land open to prevent urban sprawl and to 

safeguard the countryside. The document states that there is a general 

presumption against inappropriate development, where the openness of the 

countryside/landscape would be adversely affected.  

Whether the proposal is inappropriate in the Green Belt 

24 Planning policy Guidance Note 2, states that the statutory definition of 

development, includes engineering and other operations, and the making of any 

material change in the use of land. More importantly it states that “the carrying 

out of such operations and the making of material changes in the use of land are 

inappropriate development unless they maintain openness and do not conflict 

with the purposes of including land in the Green Belt”. 

25 Diagrams of the septic tank have been submitted with the application. The plans 

show that the tanks would be located predominantly below the ground at a depth 

of 2.5 metres. The only section that would be exposed would be the GRP cover to 

the septic tank and the blower detail. It is proposed that these specific elements 

of the tank will only project approximately 0.275 metres above the ground.  

26 In view of the limited height the septic tank would extend above ground level, I do 

not consider that the proposal would harm the openness of the Green Belt to 

warrant an objection on planning grounds. In this respect I consider the proposal 

to be appropriate development in the Green Belt that would not harm visual 

amenities of the area. 

Impact on the adjacent woodland 

27 The advice and guidance on Ancient woodland is contained within PSS9. This 

document states that ancient woodland is a valuable biodiversity resource both 

for its diversity of species and for its longevity as woodland. Once lost it cannot be 

recreated. PPS9 states that planning authorities should not grant planning 

permission for any development that would result in its loss or deterioration 

unless the need for, and benefits of, the development in that location outweigh 

the loss of the woodland habitat.  

28 The applicants have confirmed that it is not intended to fell any mature trees, and 

that the working area as shown in the application is the limit of the land over 

which contractors vehicles and plant will be allowed to operate and all vehicle 

movements will be supervised by the Council's Countryside Ranger.  

29 As the Tree Officer has raised no objection to the proposal, I consider the 

proposed works to be acceptable, with appropriate conditions. 

Impact on the landscape character of area and AONB 
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30 The application site is also located in a highly sensitive area within AONB. As 

stated in Planning Policy Statement 7, the primary purpose of this designation is 

to conserve and enhance the natural beauty of the landscape. The proposal also 

needs to be carefully considered against policies and EN1, EN6 from the 

Sevenoaks District Local Plan. 

31 As stated above the only section of the septic tank that will be seen will be the 

cover. It therefore consider that the tank will have no adverse impact on the 

character and amenity of the area. With appropriate landscaping conditions it is 

considered that the visual impact from the felling of the trees would be mitigated.  

Impact on wildlife 

32 PPS9 and circular 06/2005 are relevant in assessing an application of this 

nature. The documents relate specifically to the importance of protecting wildlife. 

The guidance states “that the presence of a protected species is a material 

consideration when a planning authority is considering a development proposal 

that, if carried out, would be likely to result in harm to the species or its habitat”.  

33 Circular 06/2005 specifically states that “it is essential that the presence or 

otherwise of protected species, and the extent that they may be affected by the 

proposed development, is established before the planning permission is granted, 

otherwise all relevant material considerations may not have been addressed in 

making the decision. The need to ensure ecological surveys are carried out 

should therefore only be left to coverage under planning conditions in exceptional 

circumstances, with the result that the surveys are carried out after planning 

permission has been granted.” 

34 Policy NRM5 of the South East Plan 2009. This policy specifically states that the 

Local Planning Authority will “ensure that site evaluation is undertaken to 

establish the nature conservation value of proposed development sites” 

35 As the Ecology Officer has raised no objection to the proposal, I consider that 

there are no ecology issues that would warrant an objection.  

Impact on neighbouring amenity 

36 Policy EN1 from the Sevenoaks District Local Plan states that the proposed 

development including any changes of use should not have an adverse impact on 

the privacy and amenities of a locality by reason of form, scale, height, outlook, 

noise or light intrusion or activity levels including vehicular or pedestrian 

movements. 

37 The proposal is considered to have no adverse impact on the amenities of 

adjacent properties to warrant an objection on planning grounds.  

 

Conclusion 

38 The proposal is considered to be appropriate development in the Green Belt. With 

appropriate conditions the proposal is considered to have no adverse impact on 

the character and amenity of the area or the ancient woodland.  
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Background Papers 

Site and Block Plans 

Contact Officer(s): Vicky Swift  Extension: 7448 

Kristen Paterson 

Community and Planning Services Director 

 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LF7Q2ABK0CR00  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LF7Q2ABK0CR00 
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Block Plan - Proposed 
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5.12 – SE/11/00765/FUL Date expired 20 May 2011 

PROPOSAL: Change of use of retail unit A1 to A3 restaurants and cafes, 

on the ground floor. 

LOCATION: 66 London Road, Sevenoaks,  TN13 1AT   

WARD(S): Sevenoaks Town & St Johns 

 

ITEM FOR DECISION 

This application has been called to Development Control Committee at the discretion of 
the Director of Community and Planning Services as the Council has an interest in the 

land. 

RECOMMENDATION: That planning permission be GRANTED subject to the following 
conditions: 

1) The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 

In pursuance of section 91 of the Town and Country Planning Act 1990. 

2) Before the development / use hereby permitted commences, a suitable scheme 
for the mechanical ventilation of the kitchen area, including filtration to remove grease 

and cooking odours shall be submitted to and be approved in writing by the Local 
Planning Authority. The submission shall include a detailed and scaled plan of the 
scheme proposed, together with manufacturers' noise data on the fan unit and 

silencer(s) and details of maximum noise levels to emanate through the ducting and 
from the flue terminal (including details of background noise where necessary). The 

approved system shall be installed and operational before the premises are first brought 
into use and permanently maintained in full and effective working order at all times.  The 
system shall be used when cooking is being carried out.   

To safeguard the visual amenity of the area and the amenities of the occupiers of 
properties nearby to the site as supported by Policy EN1 of the Sevenoaks District Local 
Plan. 

3) The development hereby permitted shall be carried out in accordance with the 
following approved plans: SP1244/10 and 11. 

For the avoidance of doubt and in the interests of proper planning. 

In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 

South East Plan 2009 - Policies CC6, LF1. 
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Sevenoaks District Local Plan - Policies EN1, ST1A 

Sevenoaks District Core Strategy 2011 - Policies SP1, LO3 

The following is a summary of the main reasons for the decision: 

Any potentially significant impacts on the amenities of nearby dwellings can be 

satisfactorily mitigated by way of the conditions imposed. 

 

Description of Proposal 

1 Planning permission is sought for a change of use only of the ground floor of 66 

London Road from A1 (retail) to A3 (restaurants and cafes) with no external 
alterations. 

Description of Site 

2 The application site consists of one detached predominantly three storey building 
with single storey rear projection. The building is occupied at ground floor as a 

retail unit with offices above. The single storey rear extension is occupied as a 
dance studio.  

3 The building is located on a higher land level adjacent to London Road and 

surrounded by the car park serving the adjacent Blighs Meadow development of 
shops, restaurants and offices within the town centre area of Sevenoaks.  

Constraints 

4 The application site is located within the town centre area of Sevenoaks and not 
within or adjacent to any conservation areas or any other areas of special 

environmental designation. The building is not listed.  

Policies 

South East Plan 

5 Policies – LF1, CC6 

Sevenoaks District Local Plan 

6 Policies –  EN1, ST1A 

Sevenoaks Core Strategy   

7 Policies – SP1, LO3 

Other 

8 Draft Blighs Meadow Supplementary Planning Document 
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Planning History 

 I refer only to the most relevant planning history: 

9 07/01037/FUL - Application to provide a fenced off enclosure for market stall 
storage – Granted 02.05.07. 

10 05/01147/FUL - Change of use to Class A1 or A2 or A3 or mix thereof, of existing 

lounge bar and snooker room. – Granted 22.07.05. 

Consultations 

SDC Environmental Health 

11 Environmental Health Officer (verbal comments) – No objections.  Subject to an 
appropriately worded condition to request details of extraction and filtration (to 

include details of noise from the extraction unit). 

Representations 

12 None received. 

 

Head Of Development Services Appraisal 

13 With regards to the relevant policies of the Development Plan, the main 

considerations in this case are the acceptability of the use in this position within 
the Town Centre area and the impact of any cooking odours / fumes upon nearby 

residents and general air quality.  

14 I note that planning permission SE/05/01147/FUL gave permission for the use of 
the ground floor area for A1, A2 or A3 purposes or a mix thereof. The ground floor 

was previously in use a social club. There is some question therefore as to 
whether this permission has effectively allowed for the further change of use of 
this part of the building from its current use to the A3 use now sought. 

15 In any case, I note that the building is located within the Town Centre area, but 
not within a prime frontage for the purposes of the Local Plan and the Core 

Strategy. The Core Strategy indicates under policy LO3 that a mix of uses 
(including retail, cultural and leisure) uses will be retained and enhanced within 
the Town Centre area. Similarly, Local Plan Policy ST1A indicates that proposals 

will be permitted where they improve the range quality and diversity of shops and 
services and provide for business, leisure and community needs. There is no 

presumption towards the retention of A1 retail within this area and it is my view 
that a café or restaurant use could in itself enhance the town centre offering.  

16 The building is entirely within commercial use and the nearby buildings are 

predominantly commercial in their occupation with some flats above within the 
Blighs Meadow development and on London Road. Given the higher land level of 
the building above London Road and the distance between the building and other 

surrounding properties, it is unlikely that the restaurant use would cause a 
significant disturbance in terms of noise or smells provided appropriate extraction 
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is provided. A condition requiring details of extraction before any A3 use was 
commenced was applied to SE/05/01147/FUL and the Council’s Environmental 

Health Officer has again recommended that a similar condition be imposed.  

17 The unit is surrounded on most sides by the Blighs Meadow public car park and is 
located in a sustainable position within the town centre area. It is unlikely that an 

A3 use would generate an additional amount of parking demand and it is likely 
that a restaurant use would create a different pattern of demand with a greater 
need in the evening where parking is less constrained.  

18 The area is located within the area covered by the draft Blighs Meadow 
Supplementary Planning Document and it is likely that the area will soon be 

redeveloped in its entirety. The proposal does not prejudice the redevelopment.  

19 The proposal does not alter the access to the building.  

20 Notice has been served on SDC as the Head Leaseholders on the building. The 

Council does not own the freehold of the building and has sub-leased the ground 
floor to the Applicant. The application is not made by the Council, however given 
the Council’s interest in the land and the ongoing plans for redevelopment of this 

area, this application has been directed to DC Committee for determination.   

 

Conclusion 

21 For the reasons stated above, the proposal is in accordance with the 
Development Plan and I therefore recommend approval of the application subject 

to the appropriate conditions. 

Background Papers 

Site and Block Plan 

Contact Officer(s): Patrick Reedman  Extension: 7451 

Kristen Paterson 

Community and Planning Services Director 

 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LIM8A8BK0CR00  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=LIM8A8BK0CR00
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5.13  SE/11/01024/TELNOT Date expired 19 June 2011 

PROPOSAL: 11.8 metre high street furniture style shared 

telecommunications installation with associated 

equipment housing and ancillary development thereto. 

LOCATION: Proposed Telecommunications Mast North Of Junction 

With London Road, Shurlock Avenue, Swanley 

WARD(S): Swanley White Oak 

 

ITEM FOR DECISION 

This application has been referred to Development Control Committee by 

Councillor Sargent on the following grounds - the impact of the mast on the character 

and appearance of the area and its design. 

RECOMMENDATION:  That Prior Approval is required. 

The proposed design of the street pole would by virtue of its top heavy appearance and 

design, appear out of keeping within the streetscene and would appear as an alien 

feature. The proposal would therefore conflict with policy EN1 of the Sevenoaks District 

Local Plan and policy SP1 of the Core Strategy. 

 

Description of Proposal 

1 This application seeks the approval of prior notification for the erection of an 11.8 

metre high 220mm Phosco MK3 streetpole (with a 480mm shroud). It is 

proposed that this would be a shared telecommunications installation between 

Vodafone and O2. In addition to the streetpole, it is also proposed for ancillary 

equipment to be located on the site, which includes a slimline metre cabinet at a 

height of 0.8 metres and a harrier equipment cabinet at a height of 1.8 metres in 

height and a width of 1.5 metres. 

2 The proposed equipment would be located on the highway verge, adjacent to the 

junction with London Road and Shurlock Avenue.  

3 The mast would have a slim line appearance with a slightly bulbous top end 

containing antenna for both O2 and Vodafone.  

Description of Site 

4 The proposed equipment would be located on the highway verge, adjacent to the 

junction with London Road and Shurlock Avenue.  
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Constraints  

5 Airfield safeguarding zone. 

Policies 

South East Plan 

6 Policies - CC6, BE4 and LF1 

Sevenoaks District Local Plan 

7 Policy EN1 

Sevenoaks Core Strategy 

8 Policies - LO2 and SP1 

Other 

9 Planning Policy Statement 1: Delivering Sustainable Development 

10 Planning Policy Guidance Note 8: Telecommunications. 

Planning History 

11 There is no planning history relating to this application. 

Consultations 

Swanley Parish Council 

12 No comments have been received as of yet from the Parish Council. The 

comments will however be reported to the Development Control Committee, once 

they have been received.  

SDC Tree Officer 

13 The Tree Officer has made the following comments: 

This project is shown to be located within an open grassed verge away from the 

boundary trees adjacent to the Elm Drive properties. I do not see this proposal 

affecting any of the adjacent trees as there is a clear margin between them and 

the proposal. 

KCC Highways 

14 Comments from Highway Officer will be reported to the Development Control 

Committee. 

Representations 

15 At the time of writing this report 2 letters of objection have been received. The 

main issues include the following:- 
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There is no perceived need for the mast 

The impact of its visual appearance  

The health issues associated with a structure of this nature 

Impact on adjacent trees 

Impact on the Green open space 

Impact of the proposal in relation to neighbouring properties. 

Alternative sites have not been explored 

 

Head Of Development Services Appraisal 

Principal Issues  

16 This application is made on behalf of Vodafone and O2 to ascertain whether prior 

approval for the siting and appearance of a mast and associated equipment is 

required.  

17 It is important to highlight that this is not a planning application, as under the 

Town and Country (General Permitted Development) Order 1995 (as amended), 

the proposal is considered to fall within the permitted development limits of Part 

24.  

18 As stated above, before installing certain telecommunications apparatus (such as 

this), within the permitted development legislation, the code system operator 

must apply to the planning authority for a determination as to whether their 

approval of the siting and appearance of the development is required. This 

application has been submitted to fulfil this requirement.  

19 The principle issues include the following:-  

Whether there is a need for the mast 

20 Under the Telecommunications Act 1984, a licence was granted to Vodafone and 

O2 to provide a wireless mobile phone service part of their operator’s licence, 

issued by the Government.  

21 The Vodafone and O2 2G digital networks were development in the early 1990’s. 

The digital technology is referred to as GSM (Global System for Mobile 

Communications) which is the common European operating standard enabling 

phones to inter-connect to other networks.  

22 In April 2000, Vodafone and O2 were successful in their bids for two of the five 

licences to provide a ‘Third Generation’ mobile telecommunications service 

known as 3G. In addition to voice service this technology enables Vodafone and 

O2 to offer high resolution and multi media applications. Among other things it 

enables virtual banking, e-retailing, video conferencing and high quality 

broadband for people on the move.  

23 A number of maps have been provided with the application, that show the existing 

and proposed 3G coverage for O2 and Vodafone. The maps show that there is 
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limited 3G coverage in the area. The proposed maps show that with the mast 

there would be a vast improvement to the 3G coverage cell. 

Siting and Appearance of the mast and equipment 

24 PPG8 states that factors to be considered concerning the appearance of the mast 

and ancillary apparatus include materials, colour and design. This guidance 

specifically states that:- 

25 The use of appropriate materials and colouration may allow a mast to blend more 

easily into its surroundings. Features of design which an authority may wish to 

consider include dimensions; overall shape; and whether the construction is solid 

or forms an open framework. They should also consider with the developer the 

availability of alternative designs which might be more suited to the local 

environment. 

26 Factors concerning siting may involve:-  

- the height of the site in relation to surrounding land; 

- the existence of topographical features and natural vegetation; 

- the effect on the skyline or horizon; 

- the site when observed from any side, including from outside the 

authority's own area; 

- the site in relation to areas designated for their scenic or conservation 

value; 

- the site in relation to existing masts, structures or buildings, including 

buildings of a historical or traditional character; 

- the site in relation to residential property; 

27 The application site is located on a highway verge, in the urban area of Swanley. 

The site is located on London Road, (which is a main thoroughfare into the town 

centre) and on the corner of Shurlock Avenue.  

28 The land to the north east, slopes sharply down from London Road to Shurlock 

Avenue. In view of this terrain, the properties in Shurlock Avenue are located at a 

significantly lower level than London Road. There is however a mature tree belt 

between the verge and the 1960’s style dwellings that exist in Shurlock Avenue. 

There is also screening along the other section of London Road. 

29 It is accepted that there is a lot of street furniture in existence along this section 

of London Road, which includes a number of lamp posts at a height of 

approximately 10 metres. The nearest lamp post is located approximately 20 

metres in distance, to the north west of the application site. In principle, in view of 

the existing street furniture, a mast in this location is considered to be visually 

acceptable, and is not considered to appear dominant on the skyline or out of 

place within the urban confines of this site.  
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30 In addition to this given the existing vegetation which includes a tree belt to the 

north and south of the road, the proposed streetpole is not considered to be 

overly dominant or overbearing when viewed from any neighbouring properties to 

warrant an objection on planning grounds.  

31 What is however of concern is the design and appearance of the 11.8 metre high 

220mm Phosco MK3 streetpole (with a 480mm shroud). As has already been 

stated, there are a number of existing lamp posts along this section of London 

Road. Although these are approximately 10 metres in height, they are all of a 

streamline nature.  

32 As stated above the mast would have a slim line appearance, with the exception 

of its top section. The top of this streetpole would in my view appear unduly 

bulbous, which would make the mast appear top heavy and out of character with 

the existing street furniture within the vicinity of the site. It is therefore considered 

in view of this design approach, that the proposal is not appropriate within the 

context of the site and is therefore unacceptable.  

33 No objection is raised to the visual appearance of the cabinets in view of their 

height and scale.  

34 In view of the design of the proposed streetpole, it is considered that the proposal 

would be out of character within the context of the site, and conflict with policies 

EN1 of the Sevenoaks District Council and policy SP1 of the Core Strategy. 

Health Considerations 

35 PPG8 states, that it is the Governments firm view that the planning system is not 

the place for determining health safeguards. This guidance states it is central 

Governments responsibility to decide what measures are necessary to protect 

public health. It then states that in the Governments view, if a proposed mobile 

phone base station meets the ICNIRP guidelines for public exposure it should not 

be necessary for a local planning authority, in processing an application for 

planning permission or prior approval, to consider further the health aspects and 

concerns about them. 

36 The operators have submitted a declaration of conformity with the ICNIRP pubic 

exposure guidelines. Following the advice offered in PPG8, as the equipment 

meets the ICNIRP guidelines for public exposure, it is considered that this is 

sufficient to allow the Local Planning Authority to assess the affects of the 

application upon resident’s health.  

37 As the proposal meets these requirements, there is no objection to the proposal 

upon these grounds. 

Property values 

38 PPG8 also clearly states that authorities may receive representations about the 

alleged impact of proposed telecommunications development on property values. 

It clearly states that issues of this nature should not be taken into consideration 

as PPS 1, states that it is not for the planning system to protect the private 

interests of one person against the activities of another. 
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39 In view of the advice and guidance within PPG8 and PPS1, no objection is raised 

to this particular ground. 

Highway Issues 

40 As no comments have been received by the Highway Officer at the time of writing 

this report, these will be presented at the planning committee. 

Impact of the development upon the adjacent trees 

41 As stated above the proposal is shown to be located within an open grassed verge 

away from the boundary trees adjacent to the Elm Drive properties. As the tree 

officer has raised no objection to the proposal, the scheme is considered to have 

no adverse impact on the adjacent trees. 

Other locations 

42 Another mast is proposed at land south of service station (planning reference number 

11/01076/TELNOT refers). This mast is approximately 345 m from the mast that forms 

the basis of this application.  Although the two masts are in relatively close proximity both 

masts are needed to facilitate the 3G service (given the coverage cells required for this 

service). 

Other Issues 

43 All other issues raised by third party objectors are considered to have been 

adequately addressed in the report.  

 

Conclusion 

44 Although this application is recommended for refusal, the proposal is only 

recommended for refusal on design grounds not on the siting of the mast.  

 

Background Papers 

Site and Block Plans 

Contact Officer(s): Vicky Swift  Extension: 7448 

Kristen Paterson 

Community and Planning Services Director 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LK9IANBK0FZ00  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LK9IANBK0FZ00  
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Block Plan 
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5.14 – SE/11/01076/TELNOT Date expired 26 June 2011 

PROPOSAL 12.5m high Jupiter streetworks column accommodating 

6 no. shrouded antennas with slimline meter cabinet 

and radio equipment enclosure and development 

ancillary thereto. 

LOCATION: Land South Of Service Station, London Road, Swanley  

BR8 7QD  

WARD(S): Swanley White Oak 

 

ITEM FOR DECISION 

The proposal has been referred to Development Control Committee by Councillor Ball as 

concerns have been raised about the siting and appearance of the mast. 

RECOMMENDATION:   No Objection Lodged 

 

Description of Proposal 

1 The proposal is for a 12.5m slim line pole that will be positioned on the grass 

verge which separates the footpath from the Texaco garage.   There will also be a 

small equipment cabinet which will measure 1.8m by 0.8 m and be 1.5m high.  

Description of Site 

2 The site is within the built confines of Swanley.  The Texaco garage is on the 

junction of  Crescent Gardens with London Road.   

3 London Road is a main road through Swanley and is often busy.  There is also a 

post box and a bus stop outside.   

4 There is landscaping directly opposite the site.  

Constraints 

5 None 

Policies 

South East Plan 

6 Policies - CC6, BE4 and LF1 
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Sevenoaks District Local Plan  

7 Policy– EN1 

Sevenoaks Core Strategy  

8 Policies – LO2 and SP1 

Others 

9 Planning Policy Statement 1: Delivering Sustainable Development,  

Planning Policy Guidance Note 8: Telecommunications.  

Planning History 

10 None relevant 

Consultations 

11 No comments have been received as of yet from the Parish Council. The 

comments will however be reported to the planning committee, once they have 

been received.  

Representations 

12 Thirteen neighbours have been consulted. No comments have been received as 

yet, however any comments that are received in time will be reported to the 

planning committee. 

 

Head Of Development Services Appraisal 

Principal Issues  

13 This application is made on behalf of Vodafone and O2 to ascertain whether prior 

approval for the siting and appearance of a mast and associated equipment is 

required.  

14 It is important to highlight that this is not a planning application, as under the 

Town and Country (General Permitted Development) Order 1995 (as amended), 

the proposal is considered to fall within the permitted development limits of Part 

24.  

15 As stated above, before installing certain telecommunications apparatus (such as 

this), within the permitted development legislation, the code system operator 

must apply to the planning authority for a determination as to whether their 

approval of the siting and appearance of the development is required. This 

application has been submitted to fulfil this requirement.  

16 The principle issues include the following:-  
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Whether there is a need for the mast 

17 Under the Telecommunications Act 1984, a licence was granted to Vodafone and 

O2 to provide a wireless mobile phone service part of their operator’s licence, 

issued by the Government.  

18 The Vodafone and O2 2G digital networks were development in the early 1990’s. 

The digital technology is referred to as GSM (Global System for Mobile 

Communications) which is the common European operating standard enabling 

phones to inter-connect to other networks.  

19 In April 2000, Vodafone and O2 were successful in their bids for two of the five 

licences to provide a ‘Third Generation’ mobile telecommunications service 

known as 3G. In addition to voice service this technology enables Vodafone and 

O2 to offer high resolution and multi media applications. Among other things it 

enables virtual banking, e-retailing, video conferencing and high quality 

broadband for people on the move.  

20 A number of maps have been provided with the application, that show the existing 

and proposed 3G coverage for O2 and Vodafone. The maps show that there is 

limited 3G coverage in the area. The proposed maps show that with the mast 

there would be a vast improvement to the 3G coverage cell. 

Siting and Appearance of the mast and equipment 

21 PPG8 states that factors to be considered concerning the appearance of the mast 

and ancillary apparatus include materials, colour and design. This guidance 

specifically states that:- 

22 The use of appropriate materials and colouration may allow a mast to blend more 

easily into its surroundings. Features of design which an authority may wish to 

consider include dimensions; overall shape; and whether the construction is solid 

or forms an open framework. They should also consider with the developer the 

availability of alternative designs which might be more suited to the local 

environment. 

23 Factors concerning siting may involve:-  

- the height of the site in relation to surrounding land; 

- the existence of topographical features and natural vegetation; 

- the effect on the skyline or horizon; 

- the site when observed from any side, including from outside the 

authority's own area; 

- the site in relation to areas designated for their scenic or conservation 

value; 

- the site in relation to existing masts, structures or buildings, including 

buildings of a historical or traditional character; 

- the site in relation to residential property; 
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24 The application site is located directly adjacent to London Road which serves as a 

main thoroughfare through between Swanley Town Centre and Sidcup. It will 

positioned in front of the existing Texaco garage where there is already street 

furniture, including a lamp post, a post box and a bus stop.  The lamp post is 10 

metres high and 12 metres from the proposed site of the phone mast.  On the 

opposite side of the road there is vegetation which breaks up the residential 

frontages to the east and west. 

25 In principle, in view of the existing street furniture, a mast in this location is 

considered to be visually acceptable, and is not considered to appear dominant 

on the skyline or out of place within the urban confines of this site. 

26 Another mast is proposed on the corner of London Road and Shurlock Avenue 

(planning reference number SE/11/1024/TELNOT refers). This mast is 

approximately 345 m from the mast that forms the basis of this application.  

Although the two masts are in relatively close proximity both masts are needed to 

facilitate the 3G service.  

27 The other issue that has to be considered is the design of the proposal. The 

proposal is 2.5m higher than the nearby lamppost.  The design of the proposed 

phone mast is a streetworks pole with shrouded antennas.  This give the mast a 

slim line appearance which is not out of context within the street scene.  In 

addition the antennas are housed within the body of the mast and make it appear 

less bulky at its highest point.   

28 No objection is raised to the visual appearance of the cabinets in view of their 

height and scale.  

Health Considerations 

29 PPG8 states, that it is the Governments firm view that the planning system is not 

the place for determining health safeguards. This guidance states it is central 

Governments responsibility to decide what measures are necessary to protect 

public health. It then states that in the Governments view, if a proposed mobile 

phone base station meets the ICNIRP guidelines for public exposure it should not 

be necessary for a local planning authority, in processing an application for 

planning permission or prior approval, to consider further the health aspects and 

concerns about them. 

30 The operators have submitted a declaration of conformity with the ICNIRP pubic 

exposure guidelines. Following the advice offered in PPG8, as the equipment 

meets the ICNIRP guidelines for public exposure, it is considered that this is 

sufficient to allow the Local Planning Authority to assess the affects of the 

application upon resident’s health.  

31 As the proposal meets these requirements, there is no objection to the proposal 

upon these grounds. 

Property values 

32 PPG8 also clearly states that authorities may receive representations about 

alleged impact of proposed telecommunications development on property values. 

It clearly states that issues of this nature should not be taken into consideration 

Agenda Item 5.14

Page 128



Development Control Committee:  9 June 2011 

SE/11/01076/TELNOT   

 

as PPS 1, states that it is not for the planning system to protect the private 

interests of one person against the activities of another. 

33 In view of the advice and guidance within PPG8 and PPS1, no objection is raised 

to this particular ground. 

Highway Issues 

34 As no comments have been received by the Highway Officer at the time of writing 

this report, these will be presented at the planning committee, should any be 

received.  

 

Conclusion 

The two principle issues of siting and design have been discussed.  Given the above it is 

found that there is no planning objection to be raised  one either of these grounds.  The 

siting is appropriate within the context of the site and the design is acceptable.  

Background Papers 

Site and Block Plans 

Contact Officer(s): Deborah Miles  Extension: 7360 

Kristen Paterson 

Community and Planning Services Director 

 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LKNV9UBK0FZ00  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LKNV9UBK0FZ00  
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Block Plan 
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6.01  -  Reference:  310/05/085 

ENFORCEMENT OF PLANNING CONTROL 

Four Winds, Farley Common, Westerham 

 

ITEM FOR DECISION 

This matter has been referred to Development Control Committee at the discretion of 

the Community and Planning Services Director.  

Planning permission has been refused and subsequently dismissed on appeal for the 

retention of a replacement dwelling, including a basement double garage and a 2.5m 

high boundary wall.  The boundary wall and the basement remain on site without the 

benefit of planning permission.   

This matter was previously presented to Committee on 10th March 2011, when 

Members authorised the service of an Enforcement Notice relating to the removal of a 

brick boundary wall, backfilling a basement garage together with the permanent 

closure of any internal access and permanent cessation of uses within the garage and 

the breaking up and removal of the retaining walls adjacent to the access ramp to the 

garage.  

However, following receipt of further advice, the measures seeking the complete 

removal of the brick boundary wall are considered unreasonable, as the owner could 

erect a brick wall up to 2m in height without the benefit of planning permission. 

This report therefore seeks to consider the expediency of enforcement action to the 

basement garage and require the reduction in height of the brick wall to a height not 

exceeding 2m in height. 

RECOMMENDATION:   

That authority is to serve an Enforcement Notice, subject to the Head of Legal and 

Democratic Services agreeing the wording of the terms of the Notice, requiring the: 

(a) The reduction in the height of the brick boundary wall along the eastern 

boundary to a height not exceeding 2m above ground level. 

(b) Back filling of the basement garage structure with inert material and permanent 

closure of any internal access and permanent cessation of uses within the garage. 

(c)  Breaking up and removal of the retaining walls adjacent to the access ramp to 
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the garage and; 

(i) The restoration of the original ground levels to the front north-eastern 

corner of the site, or; 

(ii) The restoration of the original ground levels incorporating the approved 

parking layout under ref: SE/07/03532/FUL and SE/08/01003/DETAIL, 

or; 

(iii) The implementation of an alternative scheme of restoring this part of the 

site to include a car parking layout, (i.e. not at the original ground level), 

details of which shall first have been submitted to and approved in 

writing by the District Planning Authority.  Such details to include cross 

sections (both north-south and east-west), to show the original and 

proposed levels. 

FOR THE FOLLOWING REASONS: 

1 The land lies within the Metropolitan Green Belt where strict policies of restraint 

apply.  The developments comprising the retention of a 2.5m high wall and basement 

garage with access ramps, add to the built form on the land to a degree that is harmful 

to the character and appearance of the area.  This conflicts with PPG2 (Green Belts) 

and policy H13 of the Sevenoaks District Local Plan.  

2 The land lies within an Area of Outstanding Natural Beauty.  The developments 

comprising the boundary wall and basement garage with access ramps, detract from 

the character and appearance of that area.  This conflicts with policy L08 of the 

Sevenoaks District Council’s Core Strategy Development Plan Document. 

Compliance period:  Six months 

 

Head of Development Services Appraisal 

Breach of Control 

1 The continued retention of the garage, associated retaining walls and the 

boundary wall at a height of 2.5m following the dismissal of the appeal against the 

refusal of planning permission constitutes a breach of planning control. 

Relevant Background: 

2 Details of the relevant planning policies, planning history description of the site 

and consideration of the determining issues remain as set out in the previous 
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Enforcement report to Committee (10th March 2001).  For convenience this is 

provided in full as Appendix A. 

3 The reason this matter is being referred back to Committee is because of an 

inaccuracy at paragraph 17 of that report.  This stated that: 

“Whilst in some situations it may be possible to consider the lesser remedy 

of reducing the height of the wall to 2m, which would be permitted 

development, in this instance permitted development rights for all 

enclosures were removed by virtue of condition 4 on the original planning 

permission, therefore, any boundary wall would require planning 

permission.”  

4 However, further legal advice has since concluded that the reference to 

enclosures in the above condition does not apply to a means of enclosure erected 

along the boundary of the site.  In light of this, the owner would be entitled to 

exercise his normal permitted development rights relating to this particular form of 

development, which enable the erection of a wall up to a height of 2m without the 

benefit of planning permission. 

5 In the circumstances rather than seek the removal of the brick boundary wall in its 

entirety, the recommendation has been amended to seek the reduction in the 

height of the brick boundary wall along the eastern boundary to a height not 

exceeding 2m above ground level.  In all other respects the enforcement notice 

remains as recommended and agreed previously. 

6 Members may note that with regard to the breaking up and removal of the 

retaining walls adjacent to the access ramp to the garage, there are considered to 

be several possible options which may satisfactorily resolve the situation and 

hence these are listed as options 1 to 3 of requirement (C) in the 

recommendation. 

7 In considering whether or not to enforce against unauthorised works, Government 

guidance (PPG 18 – Enforcing Planning Control) advises that Local Planning 

Authorities have a general discretion to take enforcement action, where they 

regard it as expedient.  They should be guided by a number of considerations.  

8 The decisive issue for the LPA should be whether the breach of control would 

unacceptably affect public amenity, or the existing use of land and buildings 

meriting protection in the public interest. The guidance also notes that an 

authority may be liable to “maladministration” if they fail to take effective 

enforcement action which was plainly necessary. 

9 In this instance, the Council has already refused an application for the retention of 

these works, on the basis that there is substantial harm to the public interest in 

terms of the impact on openness and the visual amenities of the area.  This was 

upheld in an appeal decision dated 16th March 2010. Copies of the appeal 

decision and earlier Committee report on the 2009 application are attached as 
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Appendix B and C respectively, and these set out the planning issues and policies 

that apply in this case.  

10 Members should note that the proposed enforcement notice does not relate to the 

basement area permitted under the house.  Additionally, Enforcement Action is 

not sought for the removal of the additional basement garage area, but it is 

required to be infilled and not used.  Matters raised in relation to the potential 

impact of this box structure being demolished in whole or in part have therefore 

been addressed.  

Considerations 

11 No change is proposed to the Enforcement Notice, other than in its relation to the 

action sought regarding the brick boundary wall.  Members previously agreed 

Enforcement Action regarding the basement garage and associated works, which 

is covered in the attached reports, and therefore, this report will focus on the 

issue of the wall. 

12 In this respect, I note the wall exceeds the height allowed under permitted 

development (2m) by 0.5m over its entire length of some 47m, 33m of which 

extends beyond the rear of the new house well into the garden.  

13 In dismissing the appeal against the planning application for the retention of these 

works, the Inspector specifically considered the impact of the wall.  At paragraph 

15, the Inspector made the following comments: 

“The boundary wall is, itself a tall and upstanding structure, which is 

visually impermeable from either side along its not inconsiderable length.  

Although erected as a garden boundary, domestic gardens are an integral 

part of the Green Belt and not excluded from the relevant policy provisions.  

From what I could see of the remaining sections of the original garden 

boundary hedge, the now existing wall is both significantly higher and more 

dense than what existed before.  In my estimation, there can be no 

question that the presence of the wall fails to maintain the openness of the 

Green Belt and, again returning top the first main issue, must also 

therefore be regarded as inappropriate Green Belt development.” 

14 The Inspector commented further on the visual impact of the wall at paragraph 19 

of his decision as follows: 

“To the extent that it has already been faced, the boundary wall is clad in 

bricks that match the exterior of the house itself and, by way of 

ornamentation, it also includes a raised diaper patter.  Whatever the merits 

of both bricks and design, the Council says that it has produced 

supplementary planning guidance in the form of a Village Design Statement 

for Westerham and Crockham Hill, which advocates the greater use of 

hedges as boundaries between properties in future developments.  It 

seems to me that a wall of the height and length now existing does not 
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represent permitted development and (whether or not finished as 

proposed, and supplemented with garden shrubbery), detracts from the 

informal visual relationship that currently prevails between private gardens 

and natural woodlands hereabouts.  It also reinforces rather than reduces 

the urbanising impact of the development subject of this appeal as a 

whole.  This bears particularly harmfully on the AONB, the natural 

landscape quality of which would not be conserved by its retention or 

completion.” 

15 It is clear that the wall as built is a form of development, which fails to maintain 

openness and fails to safeguard the countryside from encroachment. 

Notwithstanding the fact that the wall could be erected at a height of 2m without 

express planning permission, the fact that the wall significantly exceeds 2m in 

height over its entire length, exacerbates the visual impact by adding to the 

physical presence of this structure and renders it more imposing that it would 

otherwise be, adding to the suburban appearance of the site.  I therefore, consider 

the retention of the wall at its current height of 2.5m to be unacceptable. 

16 Accepting that the owner would be entitled, and indeed is perhaps likely, to retain 

a 2m high brick wall along the western boundary, it is my view that rather than 

help to reduce the visual impact of the basement garage and retaining walls, the 

solid, rather imposing and suburban appearance of the wall would in fact 

compound the impact, resulting is significant visual harm detrimental to the 

character of the locality.  

17 Furthermore, with specific regard to the basement, I would note that even if the 

visual harm were to be rectified through removal of the retaining walls to the 

garage and infilling of the entrance and actual groundwork, without cessation of 

the use of the garage the harm in principle to the Green Belt would remain.  This 

would result in a disproportionate addition to the dwelling, contrary to National 

and Local Planning Policy and its retention of use would be at odds with the 

District Council’s application of Green Belt policy. 

18 Members should also be aware that further comments were submitted by the 

owner immediately prior to the presentation to Committee on 10th March 2011.  In 

summary, these alleged a number of factual errors in the Council’s understanding 

of the structure as constructed, which the owner considered to be pivotal to his 

case. 

19 These are summarised as follows; 

A The house and garage do not have separate foundations but are one single 

slab and are contiguous with the house. 

B The retaining walls of the house do not resist the lateral forces of the 

subsoil and ground water – the walls are contiguous and interlinked for 

strength. The walls between the house and garage have no reinforcing and 

are not capable of taking lateral loads as the enforcement demands. 
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C The site has immense hydrological  problems and avoidance of the risk of 

floatation of the structure is the main driving design factor. 

D The extended slab and box section is a technical solution derived in 

compliance with best practice. 

20 The owner states that there are numerous other technical matters of fact, which 

can be proved as matters of calculation and accordance with best professional 

engineering practice. 

21 The Council’s Building Inspector has examined the points raised and has 

responded as follows: 

“I would respond by stating that no new information or technical 

justification has been provided to demonstrate that the construction of a 

below ground concrete structure was the only engineering solution, 

available to the applicant, to deal with the on site ground conditions. 

 The owner has previously (16th June 2009) argued that the infilling of the 

garage structure would adversely affect the overall structural integrity of 

the building.  It has been commented that the external garage basement 

walls, together with the internal separating block wall, have not been 

designed to resist lateral forces which would result from the infilling of the 

garage structure and could cause differential movement and settlement. 

 It is important to note that it is for the owner to provide details of the 

proposed method of infilling, together with structural justification, for the 

approval of Building Control.  Although the owner and his advisors are 

responsible for proposing an acceptable solution it is feasible that 

lightweight preassembled units could be used to infill the garage, 

transferring no lateral loading, at all, to the walls, only the vertical self 

weight of the units to the floor slab.” 

22 I would also note, that the engineering background was a matter raised at the 

planning appeal stage.  However, the Planning Inspector reached the conclusion 

that they did not warrant the very special circumstances required to outweigh the 

harm to the Green Belt and other harm identified.  The matter of very special 

circumstances does not fall to be considered at this stage.  It is now necessary to 

consider what remedial measures are necessary to rectify the breaches of 

planning permission which have taken place.  

23 With regard to deferral, the owner has been given ample opportunity to discuss 

the potential terms of the Enforcement Notice, but has not responded specifically 

on this matter to date. 

24 In any event, the Enforcement Notice does not require the removal of the main 

element of the basement garage structure.  The principal walls, floor and roof are 

not required to be removed.  
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Update 

25 Further correspondence was exchanged since the 10th March 2011 Committee 

meeting and, as some was copied to the (then) Development Control Committee, 

selected copies are shown at Appendix D, together with related reports in 

Appendix E for convenience.  These do not alter the recommendation. 

Human Rights Act: 

26 Article 8 of the Human Rights Act provides for everyone to have the right to 

respect for their family life, home and correspondence.  This is subject to the 

proviso that there shall be no interference by public authority with the exercise of 

this right, except when pursuing a legitimate aim in law as is necessary in a 

democratic society, in the interests of national security, public safety or the 

economic well being of the country, for the prevention of disorder or crime, for the 

protection of health or morals, or for the protection of the rights and freedom of 

others.  Article 8 applies even if the erection of the creation of the basement 

garage/store, associated access works and brick boundary wall are unauthorised.  

However, in my opinion any rights of the owners of the site to erect the garage and 

wall is outweighed by the public interest.  I am satisfied that the serving of an 

enforcement notice is expedient in this case.  The site lies within the Metropolitan 

Green Belt and an Area of Outstanding Natural Beauty.  The primary objectives in 

this area are to protect the character, amenity and openness of the Green Belt 

and the countryside in general. 

Conclusion 

27 In light of the recent planning history, including the recent appeal decision, I am of 

the view that the basement garage/store, the associated access ramp and 

retaining walls and brick boundary wall represent inappropriate development 

harmful to the maintenance of the Green Belt and to its openness.  Furthermore, 

these works adversely affect the visual amenities of the Green Belt and this part 

of the Area of Outstanding Natural Beauty. 

28 I therefore recommend enforcement action as set out above. 

Background Papers 

APPENDIX A – Previous Enforcement report 10th March 2011, including Late 

Observations. 

APPENDIX B – Previous Appeal Decision. 

APPENDIX C -  Previous report to Committee on planning application (subject to latter 

appeal). 

APPENDIX D – Copy of all correspondence sent to Members post March Committee and 

SDC response. 

APPENDIX E – Copies of previous correspondence, structural reports and Building Control 

comments. 
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Contact Officer(s):  Jim Sperryn   Extension 7179 

Kristen Paterson 

Community and Planning Services Director 
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Previous Enforcement report 10 March 2011, including Late Observations – APPENDIX A 

 

Agenda Item 6.1

Page 143



Development Control Committee:  9 June 2011 

310/05/085  Item 6.01 – Appendix A 

(Item No 6.01)  12 

Agenda Item 6.1

Page 144



Development Control Committee:  9 June 2011 

310/05/085  Item 6.01 – Appendix A 

(Item No 6.01)  13 

Agenda Item 6.1

Page 145



Development Control Committee:  9 June 2011 

310/05/085  Item 6.01 – Appendix A 

(Item No 6.01)  14 

 

Agenda Item 6.1

Page 146



Development Control Committee:  9 June 2011 

310/05/085  Item 6.01 – Appendix A 

(Item No 6.01)  15 

 

Agenda Item 6.1

Page 147



Development Control Committee:  9 June 2011 

310/05/085  Item 6.01 – Appendix A 

(Item No 6.01)  16 

 

Agenda Item 6.1

Page 148



Development Control Committee:  9 June 2011 

310/05/085  Item 6.01 – Appendix A 

(Item No 6.01)  17 

Agenda Item 6.1

Page 149



Development Control Committee:  9 June 2011 

310/05/085  Item 6.01 – Appendix A 

(Item No 6.01)  18 

 

Agenda Item 6.1

Page 150



Development Control Committee:  9 June 2011 

310/05/085  Item 6.01 – Appendix A 

(Item No 6.01)  19 

 

Agenda Item 6.1

Page 151



Development Control Committee:  9 June 2011 

310/05/085  Item 6.01 – Appendix A 

(Item No 6.01)  20 

 

Agenda Item 6.1

Page 152



Development Control Committee:  9 June 2011 

310/05/085  Item 6.01 – Appendix A 

(Item No 6.01)  21 

Agenda Item 6.1

Page 153



Development Control Committee:  9 June 2011 

310/05/085  Item 6.01 – Appendix A 

(Item No 6.01)  22 

 

Agenda Item 6.1

Page 154



Development Control Committee:  9 June 2011 

310/05/085  Item 6.01 – Appendix B 

(Item No 6.01)   23

Previous Appeal Decision -  APPENDIX B 
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APPENDIX B 
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Previous report to Committee on planning application (subject to latter appeal) APPENDIX C 
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APPENDIX D  

Four Winds – 

 

Copy of correspondence sent to DCC Members post March Committee and 

SDC Response 
 

 

From To Dated 

Mr M Banister Chief Executive 5.5.11 

Head of Development 

Services 

Mr M Banister and Mr R Banister 

 

Cc: DCC 

21.4.11 

Mr M Banister DCC Members 18.4.11 

Mr M Banister Deputy Chief Executive and Director of 

Community and Planning Services 

 

Chief Executive 

 

Head of Development Services 

 

Head of Legal and Democratic Services 

 

Cc: DCC 

15.4.11 

Mr M Banister Chief Executive 

 

Deputy Chief Executive and Director of 

Community and Planning Services 

 

Cc: DCC 

13.4.11 

Mr M Banister Head of Development Services 

 

Cc: DCC 

8.4.11 

Head of Service Mr R Banister 30.3.11 

Mr M Banister Head of Development Services 16.3.11 
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Appendix E 

Four Winds – 

Copy of previous reports etc. relevant to correspondence sent to  

DCC Members post March 2011 Committee 

 

 

From To Dated 

Marshall F Pont and Associates Mr R Banister 25.11.09 

Building Control Officer Planner 29.07.09 

Building Control Officer Planner 22.06.09 

Planner Mr M Banister 16.06.09 

Planner Building Control Officer 20.05.09 

Building Control Manager Planner 09.04.09 

Stephen Childs Mr R Banister 13.02.09 
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7.01  - Objection to Tree Preservation Order number 1 of 2011 

 Located at Crispins, The Street, Horton Kirby, South Darenth 

ITEM FOR DECISION 

This report sets out details of objections received to this order. 

RECOMMENDATION:   

That the Tree Preservation Order No 1 of 2011 be confirmed without amendments. 

 

The Site and Background 

1 Tree Preservation Order (TPO) No. 01 of 2011 relates to an individual Ash tree 

located within the garden of Crispins, The Street, Horton Kirby. 

2 This order was served following a notification (SE/11/00045/WTCA) to remove 

this tree. It’s loss would have a negative impact on the amenity of the local area. 

Representations 

3 An objection to the TPO has been received from the owners of the property, Mr & 

Mrs Rayment. The owners have stated within their objection that the Ash tree, has 

an overbearing affect on their property. When the garden is viewed from the rear 

of the house, the main stem of the tree dominates the view. The owners also state 

that the tree causes all surrounding buildings and furniture to be coated in a 

green residue, probably algae that requires constant attention. The seeds 

deposited by this tree are also a nuisance as they seem to drop throughout the 

year and young seedlings are forever emerging on the drive. The owners also state 

within their objection that this tree sheds branches both small and larger limbs up 

to 3 inches in diameter. They are concerned as their children play within the 

garden. The owners also claim that at some point they wish to widen their 

driveway, as the present drive is too small. The location of the tree would prevent 

this from happening. They also intend to install solar panels onto the roof of their 

property and are concerned that the shade cast by the Ash tree would prevent 

these from working effectively. Mr & Mrs Rayment are concerned that the roots of 

this tree would damage or block the drain located 3m from the base of this tree.  

4 A second objection has been received from Mrs M Millward, the resident of Days 

Cottage, The Street, a neighbouring property, with regards to the protecting of the 

Ash tree. Mrs Millward is objecting on the grounds that the removal of this tree 

would not be detrimental to the local amenity. Mrs Millard is also objecting on the 

grounds that this tree is a nuisance with regards to the seeds that it sheds (and 

resulting seedlings) and the shade that it casts. The shade cast results in 

significant moss and weed growth. Mrs Millward is also concerned that the roots 

of this tree could damage the main drainage pipe that runs through the rear 

gardens of her property and those of her neighbours.   
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5 A third objection has been received from Mrs D Snape, the resident of Dale Court, 

The Street, Horton Kirby, another neighbouring property. Mrs Snape objects on the 

grounds that the Ash tree is unattractive and has no significance historically or for 

the local community. Mrs Snape also objects on the grounds that this tree is too 

large and too close to her property and that of the owners. Mrs Snape is 

concerned that should this tree fall, considerable damage would occur to her 

property. Mrs Snape also objects on the grounds that this tree casts extensive 

shade over her house and garden resulting in extensive moss and weed growth. 

Mrs Snape also objects on the grounds that this tree sheds extensive numbers of 

seeds that result in a large number of seedlings which have to be removed 

otherwise young trees become established. Mrs Snape is also concerned that the 

root system of the Ash could damage the main drainage system within her garden 

and those of her neighbours.  

6 In response to the first objection, the Ash tree is a mature specimen and so has 

been present within the garden for some time. The overbearing nature of this tree 

must have been present previously and not happened overnight. The overbearing 

nature of this tree could be alleviated be carrying out pruning works, which we 

would be happy to advise on. With regards to the problems of algae falling from 

the tree, unfortunately this is a natural phenomenon which cannot be prevented. 

However, garden furniture could be covered or stored away to prevent them being 

damaged. Sensitive pruning could allow more natural light into the garden which 

in turn would help lessen the Algae and Moss growth. The problem of seeds being 

shed is a seasonal event that usually occurs during the autumn. General garden 

maintenance should prevent seedlings becoming established. Some form of 

pruning works can reduce the number of seeds produced each year. With regards 

to falling branches, all dead/dying or broken branches can be removed as an 

exemption, consent is not required to carry out these works. It is usual for a 

mature tree to shed deadwood during its lifetime. However, mature trees should 

be inspected on a regular basis to ensure they are in a sound and healthy 

condition. With regards to the proposed extension of the driveway, this would be 

subject to planning consent and so the likely effects on the tree would be 

considered before a decision is made. With regards to the installation of solar 

panels, Ash trees do not cast excessive shade and so should not prevent the 

panels from working effectively. An application to thin the canopy could be made 

in order to allow more light to reach the roof of the property. With regards to the 

threat of damage to neighbouring pipes and the drainage system, no evidence has 

been provided to indicate that damage has or will occur. Roots can penetrate 

pipes but only if there is a defect such as a crack or hole within the pipe. Given the 

age and size of this tree, there is nothing to indicate that damage to the 

neighbouring drainage system will occur within the near future.  

7 With regards to the second and third objections from the neighbouring properties, 

no evidence has been produced that the Ash tree would cause damage to these 

premises either directly or indirectly. Providing this tree is in a sound and healthy 

condition, it should pose little or no threat to the adjacent properties. The 

problems associated with shade, overhanging branches falling branches/seeds 

etc could be overcome by carrying out a pruning operation. This would require the 

submission of an application for consent. Providing the proposed works are 

reasonable, then consent would be granted. Pruning works should also help to 

prevent the canopies of these trees blocking sunlight to the properties and their 
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gardens. All of the concerns raised can therefore be adequately dealt with by a 

suitable pruning option. 

8 The problem of restriction of light and overhanging branches etc. could be 

overcome by sensibly pruning the canopy of this tree. This would require an 

application for approval and the consent of the owner. This tree is situated in a 

prominent position adjacent to a main road and opposite the Public House. Its 

removal would be very much noticed and would have a negative affect on the local 

landscape. 

Conclusion 

9 Given the aforementioned information. It is suggested that the details as provided 

within the objection to this TPO are not founded. It is my recommendation 

therefore that TPO 01 of 2011 should be confirmed without amendments. Please 

find attached TPO/01/2011 (Appendix 1). 

Background papers 

Site Plan 

Schedule 1 

Contact Officer(s): Mr L Jones Arboricultural & Landscape Officer 

Extension 7289 

Kristen Paterson 

Community and Planning Services Director 

Agenda Item 7.1

Page 241



Development Control Committee:  9 June 2011 

TPO/01/2011  Item No  7.01  

(Item No  7.01)  4 

Agenda Item 7.1

Page 242



Development Control Committee:  9 June 2011 

TPO/01/2011  Item No  7.01  

(Item No  7.01)  5 

SCHEDULE 1 

 

SPECIFICATION OF TREES 

 

 

Trees specified individually 

(encircled in black on the map) 

 

Reference on Map Description Situation* 
T1 Ash Situated within the rear garden of Crispins, The 

Street, Horton Kirby. 

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

 

 

 

 

Trees specified by reference to an area 

(within a dotted black line on the map) 

 

Reference on Map Description Situation* 
 None  

    

 

 

Groups of trees 

(within a broken black line on the map) 

 

Reference on Map Description Situation* 
 None  

    

 

 

Woodlands 

(within a continuous black line on the map) 

 

Reference on Map Description Situation* 
 None  

    

 
* complete if necessary to specify more precisely the position of the trees. 
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7.02  - Objection to Tree Preservation Order number 6 of 2011 

 Located at 14 Woodlands Rise, Swanley 

ITEM FOR DECISION 

This report sets out details of objections received to this order. 

RECOMMENDATION:   

That the Tree Preservation Order No 6 of 2011 be confirmed without amendments. 

 

The Site and Background 

1 Tree Preservation Order (TPO) No. 06 of 2011 relates to an individual Oak tree 

located within the garden of 14 Woodlands Rise, Swanley. 

2 A request was received from the owner of the property that this tree be protected 

by a preservation order. The loss of this tree would have a negative impact on the 

amenity of the local area. TPO 06 was served in order to protect this tree as it is 

situated outside of a conservation area and was unprotected. 

Representations 

3 An objection to the TPO has been received from the owner of 42 Haven Close, 

Swanley, Ms T Hodges. Ms Hodges objects on the grounds that this tree has 

damaged the boundary wall between the two properties and consent was given by 

the tree owner to the cutting back of several overhanging branches. These works 

cannot now be carried out without LPA consent. Ms Hodges also claims that the 

roots of the Oak tree have damaged the soakaway to their property, although this 

has not been proven. Ms Hodges’ main objection is that the serving of this order 

would prevent the damage to the boundary wall and the soakaway from being 

resolved.  

4 In response to the objection, damage has occurred to the boundary wall, this is 

beyond dispute. No evidence has been provided to prove that the tree was the 

cause of the damage. Given the proximity of the tree to the wall, it is extremely 

likely. The fact that the Oak tree is protected should not prevent the wall from 

being repaired. Who is responsible for the repairs is a matter for the owners and 

their insurers to determine. The overhanging branches could be cutback, this 

would require the submission of an application for consent. Providing the 

proposed works are reasonable, then consent would be granted.  

5 The objections to the serving of this order appears to be the constraint it places on 

the affected parties, with regards to carrying out requested tree works. This could 

be overcome by the submission of an application to carry out periodic pruning 

works. This tree is situated in a prominent position adjacent to neighbouring 

gardens. The Oak tree is very prominent, its removal would be very much noticed 
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and would have a negative affect on the local landscape. I have visited 42 Haven 

Close to assess the situation. It was made clear at this time that the objectors do 

not wish to see the tree felled. It is also clear that there is a maintenance issue 

and that the Oak is overdue to be pruned, which I will support and advise on.   

Conclusion 

8 Given the aforementioned information. It is suggested that the details as provided 

within the objection to this TPO are not founded. It is my recommendation 

therefore that TPO 06 of 2011 should be confirmed without amendments. Please 

find attached TPO/06/2011 (Appendix 1). 

 

Background papers 

Site Plan 

Schedule 1 

Contact Officer(s): Mr L Jones Arboricultural & Landscape Officer 

Extension 7289 

Kristen Paterson 

Community and Planning Services Director 
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SCHEDULE 1 

 

SPECIFICATION OF TREES 

 

Trees specified individually 

(encircled in black on the map) 

 

Reference on Map Description Situation* 

T1 Oak Situated on the northern boundary of 14 

Woodlands Rise, Swanley. 

 

Groups of trees 

(within a broken black line on the map) 

 

Reference on Map Description Situation* 

 None  

   

 

Woodlands 

(within a continuous black line on the map) 

 

Reference on Map Description Situation* 

 None  

 

* complete if necessary to specify more precisely the position of the trees. 
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