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4.3 – SE/15/00216/OUT Date expired 15 May 2015 

PROPOSAL: Outline application for Demolition of existing buildings and 

construction of a mixed use development to include 14 flats 

and retail premises with some matters reserved. 

LOCATION: Meeting Point Day Centre Rural Age Concern, 27 - 37 High 

Street, Swanley  BR8 8AE  

WARD(S): Swanley Christchurch & Swanley Village 

ITEM FOR DECISION 

This matter is referred to the Development Control Committee because the application 

site is owned by the Council 

RECOMMENDATION: That planning permission be GRANTED subject to the following 

conditions:- 

1) Details relating to the scale, layout and appearance of the proposed building(s) 

and the landscaping of the site (hereinafter called the "reserved matters") shall be 

submitted to and approved in writing by the District Planning Authority before any 

development is commenced. 

In Pursuance of section 92(2) of the Town and Country Planning Act 1990. 

2) Application for approval of the reserved matters shall be made to the District 

Planning Authority before the expiration of three years from the date of this permission. 

In Pursuance of section 92(2) of the Town and Country Planning Act 1990. 

3) The development to which this permission relates must be begun before: 

- the expiration of three years from the date of this permission; or -the expiration of two 

years from the final approval of the reserved matters whichever is the later. 

In Pursuance of section 92(2) of the Town and Country Planning Act 1990. 

4) Prior to commencement of work on site, details shall be submitted to and be 

approved in writing by the Council to demonstrate provision of on site parking facilities 

for personnel and visitors and for the storage of materials and plant. Such provision shall 

be retained for the duration of the building works.  The scheme shall be carried out in 

accordance with the approved details. 

In the interests of highways safety and the free flow of traffic on the adjacent highway. 

"The Local Planning Authority is satisfied that it is fundamental to the development 

permitted to address this issue before development commences and that without this 

safeguard planning permission should not be granted." 

5)  Prior to commencement of work on site and for the duration of construction 

facilities shall be provided for wheel washing.  The details shall be submitted to and be 

approved in writing by the Local Planning Authority prior to the commencement of works 

and the scheme shall be implemented in accordance with the approved scheme. 
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To avoid the deposit of mud and dirt on the adjacent highway. The Local Planning 

Authority is satisfied that it is fundamental to the development permitted to address this 

issue before development commences and that without this safeguard planning 

permission should not be granted. 

6) No development shall be carried out on the land until details 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 area as supported by Policy EN1 of the Sevenoaks Allocations and 

Development Management Plan.. 

7) Within 3 months of the commencement of development details shall be 

submitted to and be approved by the Local Planning Authority of a proposed hard and 

soft landscaping scheme providing details of materials, species, planting density, 

planting size and planting programme  of all new planting.  The scheme shall be 

implemented in accordance with the approved plans. Any plants that die, become 

diseased, are damaged or removed within 5 years of the occupation of the development 

shall be replaced with plants of a species, size and  in a location to be agreed with the 

Local Planning Authority. 

To ensure a satisfactory appearance upon completion. 

8) Prior to the first occupation of the development, details shall be provided in 

writing to and be approved by the Local Planning Authority of the proposed bin stores.  

The store shall be provided prior to the first occupation of the development. 

To ensure a satisfactory environment upon completion. 

9) Prior to first occupation details shall be submitted to the Local Planning Authority 

in writing and be approved by them of the proposed cycle storage facility.  The scheme 

shall be carried out in accordance with the approved plans prior to the first occupation of 

the scheme. 

To ensure the satisfactory operation of the scheme upon completion. 

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

following approved plans in respect of the access only: 3867-PD-01RevB   

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

11) Prior to the commencement of work on site and for the duration of construction, 

provision shall be made on site for the parking, loading/unloading and turning of 

construction vehicles.  

In the interests of highways safety and the free flow of traffic on the adjacent highway.  

The Local Planning Authority is satisfied that it is fundamental to the development 

permitted to address this issue before development commences and that without this 

safeguard planning permission should not be granted." 

12) Prior to the use of the site commencing the parking spaces shown on the 

approved plans shall be provided and permanently retained. The parking spaces should 
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not be allocated to specific flats/retail units. 

In the interests of highways safety and the free flow of traffic on the adjacent highway. 

13) Details submitted pursuant to condition 1 shall show a building with a ridge height 

no greater than the ridge height of 39 High Street, Swanley. 

In order to ensure a building that is sympathetic to the scale of the surrounding 

streetscene in accordance with the provisions of the NPPF, policy SP1 of the Core 

Strategy and policy EN1 of the ADMP. 

Informatives 

1) It is the responsibility of the applicant to ensure, before the development hereby 

approved is commenced, that all necessary highway approvals and consents where 

required are obtained and that the limits of highway boundary are clearly established in 

order to avoid any enforcement action being taken by the Highway Authority. The 

applicant must also ensure that the details shown on the approved plans agree in every 

aspect with those approved under such legislation and common law. It is therefore 

important for the applicant to contact KCC Highways and Transportation to progress this 

aspect of the works prior to commencement on site. 

2) It is the responsibility of a developer to make proper provision for drainage to 

ground, water courses or a suitable sewer. In respect of surface water it is recommended 

that the applicant should ensure that storm flows are attenuated or regulated into the 

receiving public network through on or off site storage. When it is proposed to connect to 

a combined public sewer, the site drainage should be separate and combined at the final 

manhole nearest the boundary. Connections are not permitted for the removal of 

groundwater. Where the developer proposes to discharge to a public sewer, prior 

approval from Thames Water Developer Services will be required. They can be contacted 

on 0800 009 3921. 

3) You are advised of the need for the completion of a S106 Agreement in respect of 

the provision of affordable housing, in accordance with the provisions of policy SP3 of the 

Sevenoaks Core Strategy, prior to the determination of this application. 

4) Thames Water will aim to provide customers with a minimum pressure of 10m 

head (approx 1 bar) and a flow rate of 9 litres /minute at the point where it leaves 

Thames Waters pipes. The developer should take account of this minimum pressure in 

the design of the proposed development. 

5) You are advised that a Party Wall Agreement will be required in connection with 

the works adjoining 37 High Street. 

Note to Applicant 

In accordance with paragraphs 186 and 187 of the NPPF Sevenoaks District Council 

(SDC) takes a positive and proactive approach to development proposals.  SDC works 

with applicants/agents in a positive and proactive manner, by; 

• Offering a duty officer service to provide initial planning advice, 

• Providing a pre-application advice service, 

• When appropriate, updating applicants/agents of any small scale issues that may 
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arise in the processing of their application, 

• Where possible and appropriate suggesting solutions to secure a successful 

outcome, 

• Allowing applicants to keep up to date with their application and viewing all 

consultees comments on line 

(www.sevenoaks.gov.uk/environment/planning/planning_services_online/654.asp), 

• By providing a regular forum for planning agents, 

• Working in line with the NPPF to encourage developments that improve the 

improve the economic, social and environmental conditions of the area, 

• Providing easy on line access to planning policies and guidance, and 

• Encouraging them to seek professional advice whenever appropriate. 

In this instance the applicant/agent: 

1) Was updated on the progress of the planning application. 

 

Description of Proposal 

1 The proposal comprises an outline application with all matters reserved except 

means of access, for the demolition of the existing building on the site and the 

erection of a building to include 14 flats, and retail premises.  

2 The illustrative plan shows a single block, 3 stories in height, fronting onto the 

High Street and attached to number 39 High Street.  It shows a building that lies 

on the same building line as the adjoining buildings and be the same height as 

adjacent buildings.  The front roofslope would match that of the adjacent 

adjoining building at 39 High Street but with a partial flat, partial mansard roof at 

the rear of the site.  The building narrows at the rear with a central projecting 

three storey element. 

3 Parking is at the rear of the site accessed via an access between this building and 

number 25 High Street.  Parking is shown for 20 vehicles arranged around the 

edge of the site.  Provision is also shown for refuse/recycling and cycle storage.  

Sufficient space exists for some landscaping at the edge of the site.  

4 The ground floor would comprise 3 retail units whilst the two upper floors would 

accommodate 14 flats: a mix of 1 and 32 bedroom units.  

Description of Site 

5 The site comprises a 2 ½ storey building attached to number 39 High Street on 

the edge of the town centre with a large single storey flat roof extension at the 

rear. Vehicular access is available at the side of the site with parking available at 

the rear.   
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6 The property is currently vacant but was last in use by Age Concern with a mixed 

retail, storage, office, community space – the primary use being as  a drop in 

centre for the elderly.  The upper floors were used for ancillary storage or were 

vacant.  It is understood that the building had been used in this manner since at 

least the early 1980’s, albeit not by Age Concern until 2002. 

7 The nearby buildings are a variety of sizes and designs but all broadly of the same 

height with commercial uses at the ground floor and a mixture of commercial and 

residential uses on the floors above. 

8 To the rear of the site lies an industrial estate.   

9 Access to public transport and public car parks is nearby. 

Constraints:    

10 Swanley Town Centre, within a secondary retail frontage 

Policies 

Core Strategy:  

11 Policies - SP1 SP2 SP3 SP5 SP7 SP8 LO4 LO5 

ADMP 

12 Policies - SC1 EN1 EN2 T1 T2 EMP5 TLC2  

Other 

13 NPPF 

Relevant Planning History 

14 89/01794 Alterations to ground floor and conversion of first floor from residential 

to offices. Grant. 

 92/01026    Alterations to existing ground floor to provide local office, new office 

front and access ramp. Grant. 

 13/01696/OUT Demolition of existing buildings and construction of mixed use 

development to include 16 flats, an office and retail premises. Withdrawn. 

Consultations 

KCC Highways:   

15 No objection.  This application appears to address the concerns raised by Martin 

Rayner on the previous application on this site back in July 2013. The reduction in 

the number of flats, the omission of the office use, the widening of the access 

road and the provision of service parking now means that I consider that the 

access and parking provision is adequate for the proposed uses. The site is in a 

sustainable location close to all services and bus / train travel and with public 

parking available close by. 
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16 I can therefore confirm that provided the following requirements are secured by 

condition or planning obligation, then I would raise no objection on behalf of the 

local highway authority:- 

 1 Provision and permanent retention of the vehicle parking spaces shown on the 

submitted plans, prior to the use of the site commencing. The parking space 

should not be allocated to specific flats / retail units in order to maintain 

maximum flexibility. 

 2 Provision of construction vehicle loading/unloading and turning facilities prior to 

commencement of work on site and for the duration of construction. 

 3 Provision of parking facilities for site personnel and visitors prior to 

commencement of work on site and for the duration of construction. 

 4 Provision of wheel washing facilities prior to commencement of work on site and 

for the duration of construction. 

 INFORMATIVE: It is the responsibility of the applicant to ensure, before the 

development hereby approved is commenced, that all necessary highway 

approvals and consents where required are obtained and that the limits of 

highway boundary are clearly established in order to avoid any enforcement 

action being taken by the Highway Authority. The applicant must also ensure that 

the details shown on the approved plans agree in every aspect with those 

approved under such legislation and common law. It is therefore important for the 

applicant to contact KCC Highways and Transportation to progress this aspect of 

the works prior to commencement on site. 

Kent Police Authority:   

17 Views awaited. 

Parish / Town Council: 

18 The Town Council strongly objects to this planning application on the following 

grounds: 

(i) The application will lead to an over intensification of the site with 

insufficient parking provision, 

(ii) If approved the application will create additional highway problems. In 

particular the proposed point of access and egress adjacent to what is 

already a very busy roundabout is considered to be dangerous and will 

create an unacceptable hazard to all road users, and 

(iii) The roads in and around the application site are already at capacity and 

the development will add additional traffic movements onto what are 

already congested roads. The amount of additional traffic will also have an 

impact on air quality.    

SDC Environmental and Operational Services:   

19 The provision of, and location of, the recycling and general waste bins for both 

domestic and commercial waste are satisfactory. Access to the bins by collection 

crews and vehicles will be by reversing into the site via the access driveway, after 
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which the crews will wheel bins to the vehicles. Bins for domestic recycling and 

general waste should be the drop-front variety as out outlined in our earlier 

comments on the proposed development. Commercial recycling and general 

waste bins can be the traditional wheeled bins that can be lifted - drop-fronted 

bins are not needed for the commercial collections. 

20 The only caveat to above is that, in order for vehicles to reverse into and egress 

from the site, there must be adequate free space along the kerb on both sides of 

the driveway entrance for these very large vehicles swing into positon to reverse 

into the site. The High Street is both narrow and always busy, so if there are 

vehicles parked too close to the driveway entrance large vehicles will not be able 

to safely negotiate the reversing procedure. 

Thames Water:  

 Waste Comments 

21 Thames Water would advise that with regard to sewerage infrastructure capacity, 

we would not have any objection to the above planning application. 

22 Surface Water Drainage - With regard to surface water drainage it is the 

responsibility of a developer to make proper provision for drainage to ground, 

water courses or a suitable sewer. In respect of surface water it is recommended 

that the applicant should ensure that storm flows are attenuated or regulated into 

the receiving public network through on or off site storage. When it is proposed to 

connect to a combined public sewer, the site drainage should be separate and 

combined at the final manhole nearest the boundary. Connections are not 

permitted for the removal of groundwater. Where the developer proposes to 

discharge to a public sewer, prior approval from Thames Water Developer 

Services will be required. They can be contacted on 0800 009 3921. Reason - to 

ensure that the surface water discharge from the site shall not be detrimental to 

the existing sewerage system.  

 Water Comments 

23 On the basis of information provided, Thames Water would advise that with regard 

to water infrastructure capacity, we would not have any objection to the above 

planning application.  

24 Thames Water recommend the following informative be attached to this planning 

permission. Thames Water will aim to provide customers with a minimum 

pressure of 10m head (approx 1 bar) and a flow rate of 9 litres /minute at the 

point where it leaves Thames Waters pipes.  The developer should take account 

of this minimum pressure in the design of the proposed development. 

Representations     

25 Two letters one in respect of a debt owed on this site and the other raising issues 

regarding the design – hoping it will improve the town centre, and questioning 

why the flats are for rent and not for sale. 
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Chief Planning Officer’s Appraisal 

Principal Issues  

26 The main issues concern the principle of development, potential loss of 

commercial accommodation, density, design/impact upon streetscene, affordable 

housing, impact upon highways, impact upon neighbour amenities and CIL. 

Principle of Development 

27 The Golden thread of the NPPF is a presumption in favour of sustainable 

development. Therefore development which accords with the development plan 

should be approved “without delay”. 

28 At a local level policy TLC2 of the ADMP advises that within the secondary retail 

frontage of Swanley town centre, proposals for the use of ground floor premises 

for retail and other A Class uses will be permitted where they would not lead to a 

dead town centre frontage.  This policy further clarifies that uses such as 

residential and commercial, amongst others, will be appropriate within the town 

centre outside the primary retail frontage and on the upper floors of the primary 

frontage where there would be no adverse impact upon the functioning of the 

ground floor use. 

29 Subject to compliance with other aspects of the Development Plan, on issues 

such as impact upon highways and neighbours amenities therefore, the principle 

of this scheme is acceptable and policy compliant.  

Loss of Commercial Accommodation 

30 Policy EMP5 of the ADMP advises that proposals for mixed use redevelopment on 

existing unallocated business sites will be permitted, providing the proposal 

includes significant elements of business use and complies with all other relevant 

planning policies. 

31 This policy further advises that the loss of non allocated lawful business premises 

to other uses will be accepted, provided it can be demonstrated that the site has 

been unsuccessfully marketed for re-use in employment use for a period of at 

least 6 months and that there is no  reasonable prospect of the take up for 

business use. 

32 The existing premises have been in a mixed commercial/community use at the 

ground floor.  As can be seen from the planning history permission was granted 

for the change of use of the upper floors to office space in the late 1980’s, but it 

is not clear whether this change ever took place: it appears that the upper floors 

have been used as ancillary storage to the general commercial/community use of 

the ground floor. 

33 Overall these premises have had a mixed use that does not clearly lie within a 

specific use class – for instance the ground floor, externally had a retail frontage, 

but in fact was used for a mixture of retail, office, kitchen, lounge/drop in centre 

and community uses rather than a clear commercial use.    

34 Therefore whilst policy EMP5 requires a demonstration of ongoing commercial 

demand where commercial floorspace is to be lost, this issue is not at all clear cut 

because of the very mixed use the premises have previously been put to.    
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35 The first floor use for ancillary storage to the ground floor lies within neither of the 

approved uses ie, not within either commercial or residential use.  The loss of this 

space would not prejudice the successful functioning of the proposed ground floor 

retail units and in terms of job creation, the proposed use would employ 

potentially more people than the previous use as it is estimated that the new 

ground floor retail accommodation could support up to 17 jobs.   By contrast the 

previous community use had less than 5 full time employees employed at the 

premises with other people being volunteers.  

36 Therefore whilst any future commercial use of the first floor premises would be 

lost as a result of this scheme, it will also return the ground floor to three clearly 

retail uses with consequent employment potential.  In view of the location of this 

site within the town centre it is considered that this would be a beneficial return to 

wholly commercial use of this part of the High Street. 

37 Overall it is considered that this scheme is compliant with those policies seeking 

to maintain an active and commercially viable town centre. 

Density 

38 The NPPF advises that local authorities should consider setting out policies to 

identify a range of densities for development within their area. 

39 Policy SP7 seeks to ensure that all new housing will be developed at a density 

that is consistent with achieving good design and does not compromise the 

distinctive character of the area in which it is situated.  Within urban areas such 

as Swanley new residential development is expected to achieve a density of 

40dph and where close to Swanley town centre higher densities will be 

encouraged.  

40 The scheme would provide a density of 90 dph.  This would be higher than those 

adjacent sites as a result of the greater occupied floor area, but not incomparable 

with other blocks of flats within the vicinity of the town centre. 

41 Given the town centre location the density is considered acceptable and 

compliant with those policies that seek to maximise development potential within 

town centre sites.   

Design/Impact upon Streetscene 

42 The NPPF is clear that good design is indivisible from good planning. 

43 At a local level policy SP1 Seeks to ensure that all new development is of a high 

quality and should respond to the distinctive local character of the area in which it 

is situated. 

44 In this case this application is in outline with matters of scale, layout and 

appearance reserved for a later stage.  In terms of the layout of the scheme the 

proposed building may align with those on either side offering a continuation of 

the existing streetscene and as the illustrative scheme submitted demonstrates, a 

scheme could be developed that could fit sympathetically into the existing 

streetscene.   

45 At the rear of other sites along this stretch of the High Street a number of two 

storey extensions have been built, with a variety of design styles and roof forms.  
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Consequently the bulk and scale of works to the rear of the site could be 

accommodated on this site without appearing out of character in terms of the 

scale or in terms of design with other nearby sites.  

46 The parking layout is acceptable and would not appear out of character with the 

general character of the rear of the site.  Indeed some space is shown for planting 

which would soften the rear of the site and add much needed greenery to the rear 

of the site.  

47 Overall it is considered that the scheme could be developed in a manner that 

would be acceptable within the context of the surrounding streetscene and would 

be policy compliant. These detailed matters will be considered as part of the 

reserved matters application dealing with scale, layout and appearance. 

Affordable Housing 

48 The NPPF seeks to achieve a range of housing type. 

49 At a local level this is reflected in policy SP3 which seeks to deliver up to 40% 

affordable housing  on a scheme of this type and in this location.  The SPD on 

Affordable Housing identifies that on a scheme of this size would provide 4 units 

of affordable housing.  

50 A S106 agreement has not been submitted and therefore in order to comply with 

policy SP3 such an agreement needs to be agreed.  It has been suggested that 

more than the required number of units could be designated as affordable.  Even 

in this event this still needs to be protected by a relevant legal agreement.  

Subject to the submission and completion of such an agreement this project 

would be policy compliant.  

Highways 

51 Policy T1 seeks to ensure that new development mitigates any adverse travel 

impacts whilst policy T2 seeks to ensure compliance with the relevant parking 

standards. 

52 The site is in a highly sustainable location with easy access to town centre 

facilities and public transport. The scale of development was not considered 

sufficient to generate need for a Transport Assessment.  A previous application 

had generated concerns from the County Highways Authority but pre-application 

discussions have overcome those in the form of the current scheme. 

53 Concerns have been raised in respect of the level of on site parking. As noted 

already this is a very sustainable location of the site in respect of surrounding 

amenities and on site parking has been made in accordance with the relevant 

standards. 

54 The access and egress is onto the High Street and is not anticipated to 

compromise safety of the use of the High Street nor of the nearby roundabout . 

55 As can be seen from the response of the County highways Authority the access to 

the site and parking arrangements within the site are considered acceptable, 

subject to a number of conditions.  
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Neighbour Amenities 

56 The NPPF seeks to ensure that both existing and future occupants will not be 

prejudiced by any new development. 

57 At a local level policy EN2 of the ADMP seeks to achieve the same outcome. 

58 Of those surrounding the site, those most likely to be affected would be the first 

floor residents in the adjoining building – to whose flats there is a rear entrance, 

stairs, terrace and rear facing windows. In this case although the precise details 

of the scheme are not being presented here, the illustrative scheme shows that it 

would be possible to design a scheme of this scale without significantly affecting 

the amenities of those around the site.  In this instance the building is shown to 

be stepped back from the boundary with the adjoining building in order to 

preserve the outlook and amenities of adjacent residents in accordance with 

relevant guidance in the SPD on Residential Extensions which considers the 

impact of new development on light, sunlight and outlook of existing residents. 

59 It is considered that this scheme could be designed in a manner that would 

ensure the scheme is compliant with those policies seeking to protect the 

neighbours of the site. 

CIL 

60 The development will be CIL liable but the liability is calculated at the reserved 

matters stage. 

Other Issues  

61 Air Quality   This site does not lie in an air quality management area.  Given its 

highly sustainable location reliance on the private motor car could be reduced 

therefore making this a more sustainable location to develop.  

62 Code For Sustainable Homes:  Legislation is currently being changed in respect of 

the Code for Sustainable Homes requirement.  At present policy SP2 is still 

backed by legislation and must therefore be considered relevant.  However two 

material considerations suggesting otherwise are - the recent ministerial 

statement and the fact that the Code for Sustainable Homes no longer exists.  It 

would thus be a fairly pointless exercise to impose related conditions.  Therefore 

we can justifiably say a proposal has been considered in relation to the 

Development Plan however material considerations dictate that in this instance 

the conditions should not be imposed. 

Access Issues 

63 Would be resolved as part of any B Regs application.  

 

Conclusion 

64 The application seeks permission for a mixed retail/residential scheme sited 

within the Swanley Town Centre on the site of an existing commercial site. 
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65 The scheme would replace an existing building that is currently vacant but 

previously in a mixed commercial and community use with a mixed residential 

and community use.  The existing commercial element of this site has been quite 

small, most of the floorspace being ancillary to the community aspects of the 

previous occupier.  

66 This application is in outline but it is considered on the basis of the illustrative 

plans that a scheme could be developed to accommodate this scale of 

development that would sit comfortably within the existing townscape and would 

not harm the amenities of neighbours.. 

67 Concerns have been raised about the impact of traffic on this site and the 

surrounding area.  The site has been the subject of lengthy discussions with the 

County Highways Authority and no objections are raised in respect of the means 

of access nor the level of parking proposed. 

68 Overall it is considered that a scheme could be designed that would sit 

comfortably within the streetscene and would be compliant with all relevant 

policies. 

Background Papers 

Site Plans. 

Contact Officer(s): Lesley Westphal  Extension: 7235 

Richard Morris  

Chief Planning Officer 
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Block Plan 

 


