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4.6 – SE/13/03557/FUL Date expired 31 January 2014 

PROPOSAL: Demolition of existing house and erection of new 

replacement dwelling. 

LOCATION: Hillway , Pilgrims Way East, Otford, Sevenoaks TN14 5RX  

WARD(S): Otford & Shoreham 

ITEM FOR DECISION 

This application is referred back to Development Control Committee as the conditions 

were not agreed with the local Ward members. 

Members have already agreed that planning permission be APPROVED in principle. 

The list of conditions proposed by officers is as follows: 

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

years from the date of this permission. 

Reason:  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 dwelling including the balcony 

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

development shall be carried out using the approved materials. 

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

appearance of the dwelling as supported by Policy EN1 of the Sevenoaks District Local 

Plan. 

3) No building, enclosure or swimming pool, other than those shown on the 

approved plans, shall be erected within the curtilage of the dwelling hereby approved, 

despite the provisions of any Development Order. 

Reason:  To ensure that any such proposal is considered on its merits having regard to 

the openness of the Green Belt, the character of the landscape and the principle of this 

development, that was approved based on very special circumstances as inappropriate 

development in the Green Belt. 

4) No extension or external alterations shall be carried out to the dwelling hereby 

approved, despite the provisions of any Development Order. 

Reason:  To ensure that any such proposal is considered on its merits having regard to 

the openness of the Green Belt, the character of the landscape and the principle of this 

development, that was approved based on very special circumstances as inappropriate 

development in the Green Belt. 

5) No development shall take place until details of the: existing levels of the land; 

any proposed slab and finished floor levels and any changes in levels have been 

submitted for approval.  The development shall be carried out in accordance with the 
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approved details. 

Reason:  To maintain the visual appearance of the area as supported by EN1 of the 

Sevenoaks District Local Plan. 

6) 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 

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. 

Reason:  To maintain the visual amenity of the area as supported by policies EN1of the 

Sevenoaks District Local Plan. 

7) 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. 

Reason:  To maintain the visual amenity of the area as supported by policies EN1of the 

Sevenoaks District Local Plan. 

8) No development shall be carried out until a scheme of hard landscaping (which 

includes surfacing details), has been submitted to and approved in writing by the Council. 

The development shall be carried out in accordance with the approved details. The hard 

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. 

Reason:  To maintain the visual amenity of the area as supported by policies EN1of the 

Sevenoaks District Local Plan. 

9) Notwithstanding the information on the plans, no development shall be carried 

out until full details of all existing and proposed means of enclosure have been 

submitted to and approved in writing by the Local Planning Authority. These details shall 

include a plan indicating the positions, design and materials of all means of enclosure 

and a timetable for implementation. The development shall be carried out in accordance 

with the approved details. 

Reason:  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 District Local 

Plan. 

10) Before occupation of the dwelling hereby approved the existing buildings shown 

for removal on the approved plan no. P07 shall be demolished and all materials arising 

there from shall be removed from the site. 

Reason:  In the interests of residential and visual amenities of the area and the open 

character of the Green Belt in accordance with Policy EN1 of the Sevenoaks District Local 

Plan, LO8 of the Sevenoaks Core Strategy and the advice and guidance in the NPPF. 

11) The works required for the development authorised by this permission shall only 
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be carried out in accordance with the details of the Kent Wildlife Trust Management Plan 

dated June 2011 (The Management Plan).  

Reason:  In the interests of nature conservation as supported by Policy EN17B of the 

Sevenoaks District Local Plan. 

12) No development shall commence until details have been submitted of a 

monitoring scheme for the Kent Wildlife Trust Management Plan dated May 2011 (the 

Management Plan). This monitoring scheme shall include details of routine monitoring 

scheme shall include details of routine monitoring of key indicators of success and 

details of how management of the site will be amended due to the monitoring results. 

The Management Plan shall be monitored in accordance with the approved details.  

Reason:  In the interests of nature conservation as supported by Policy EN17B of the 

Sevenoaks District Local Plan. 

13) No development shall commence, until a strategy for biodiversity enhancement, 

has been submitted to and approved in writing by the Local Planning Authority together 

with a timetable for implementation and maintenance. The development shall be carried 

out and maintained in accordance with the approved details. 

Reason:  In the interests of nature conservation as supported by Policy EN17B of the 

Sevenoaks District Local Plan. 

14) 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. 

 

Reason:  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 and the advice and guidance in the NPPF. 

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

following approved plans 100 A, P01, P02 A, P03 B, P04/1 C and P04/2 C, P07 D and 

P07 received 29th November 2013 

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

16) No development shall commence until a scheme of lighting has been submitted 

to and approved in writing by the Local Planning Authority. The lighting details shall be in 

accordance with the following details:- 

a) Low-pressure sodium lamps or high-pressure sodium must be used instead of mercury 

OR metal halide lamps where glass glazing is preferred due to its UV filtration 

characteristics. 

b) Lighting must be directed to where it is needed and light spillage avoided. Hoods must 
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be used on each light to direct the light and reduce spillage. 

c) The times during which the lighting is on must be limited to provide some dark periods. 

If the light is fitted with a timer this must be adjusted to the minimum to reduce the 

amount of 'lit time'. 

d) Lamps of greater than 2000 lumens (150 W) must not be used. 

e) Movement sensors must be used. They must be well installed and well aimed to 

reduce the amount of time a light is on each night. 

f) The light must be aimed to illuminate only the immediate area required by using as 

sharp a downward angle as possible. This lit area must avoid being directed at, or close 

to, any bats' roost access points or flight paths from the roost. A shield or hood can be 

used to control or restrict the area to be lit. Avoid illuminating at a wider angle as this will 

be more disturbing to foraging and commuting bats as well as people and other wildlife. 

g) The lights on any upper levels must be directed downwards to avoid light spill and 

ecological impact. 

h) The lighting must not illuminate any bat bricks and boxes placed on the buildings or 

the trees in the grounds 

Reason:  In the interests of nature conservation as supported by Policy EN17B of the 

Sevenoaks District Local Plan. 

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 

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.as

p), 

• 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 
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• Encouraging them to seek professional advice whenever appropriate. 

In this instance the applicant/agent: 

1) The application was considered by the Planning Committee where the 

applicant/agent had the opportunity to speak to the committee and promote the 

application. 

 

Background  

1 Since March Committee where members resolved to grant planning permission in 

principle, subject to agreeing the wording of conditions with local ward members 

officers have corresponded with Local Ward members to agree the list of 

conditions proposed.  

2 However, it was suggested that condition 10 which requires demolition of the 

existing house before occupation of the replacement dwelling and condition 13 

which require a strategy for biodiversity enhancements to be submitted be 

amended.  

3 Officers did not agree that it was appropriate to amend the wording of condition 

10 which is imposed to protect the openness of the Green Belt.  

4 In respect of condition 10, following initial consultation with local members 

regarding the wording of the above conditions, local ward member Cllr Edwards 

Winser responded with the view that the wording of the condition recommended 

by officers is impracticable as it is likely to involve the applicant and his family 

having to either put a large caravan on site, or move into rented accommodation 

and put all possessions into storage, move out of the house, demolish it, then 

build the new one and move back in again once the new dwelling is completed.  

5 Consequently, the following amendment to the condition was recommended:  

 "Upon completion and occupation of the permitted dwelling, the existing dwelling 

shall be ceased to be used for ANY purpose and within a period of ONE month 

thereafter the current dwelling shall be demolished and all materials 

and risings from such demolition be removed from site." 

 It was also suggested a time limit of 12 months from commencement of building 

works be added to the wording of the condition.  

 In respect of condition 13, local ward member Cllr Edwards Winser was initially of 

the view that condition 13 lacked precision and should specify exactly what the 

phrase ‘enhancement’ means. It was suggested that the wording provided by 

Natural England in their response to the application be incorporated into the 

condition.  

6 As no agreement could be met in regard to the conditions, it was agreed that the 

application be brought back to the Planning Committee. 
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Chief Planning Officer’s Appraisal  

Policy  

7 As members are aware, one of the principle constraints applicable to this scheme 

and relevant to condition 10 is the location of the site in the Green Belt. The policy 

criteria relating to the Green Belt is detailed in the Officers initial report to 

Development Control Committee dated March 2014 appended for information.  

8 Since the previous report to Development Control Committee, members will be 

aware that following the recent examination of the emerging Allocations and 

Development Management Plan (ADMP), policies contained within the ADMP are 

in the final stages of preparation and can now be attributed some weight in 

decision taking. At present, limited weight is given to policies which may be 

subject to main modifications. Moderate weight can be given to those policies 

where there are objections but no main modifications are proposed. Significant 

weight is given to policies where there are no objections and no modifications are 

proposed.  

9 In respect of the Green Belt, emerging policies GB4 and GB5 of the ADMP are 

relevant to the assessment of this planning application and can be afforded 

moderate weight and significant weight, respectively.  

10 Members are advised that it is officers view that the proposed development would 

be contrary to policy GB4 of the ADMP, however, members previously resolved to 

grant planning permission as members considered there to be very special 

circumstances in this case which would clearly outweigh the harm to the Green 

Belt by reason of inappropriateness. Member’s attention is therefore drawn to 

policy GB5 of the ADMP which relates to replacement dwellings granted under 

very special circumstances and states that: 

 Where new dwellings are permitted in the Green Belt on grounds of very special 

circumstances or as part of a rural exception scheme, the Council will remove 

permitted development rights for extensions and outbuildings to prevent future 

additions that cumulatively impact upon the openness of the Green Belt. 

 Applications to extend dwellings or erect or extend outbuildings to dwellings that 

have or are permitted on grounds of very special circumstances, or as part of a 

rural exception scheme will not be permitted.  

11 Members will note that conditions 3 and 4 (above), recommend the removal of 

permitted development rights.  

Condition 10 

12 It is recommended that condition 10 be imposed as recommended by Officers in 

order to protect the openness of the Green Belt. The same condition was imposed 

on application reference SE/11/02762/FUL for an alternative scheme to erect a 

replacement dwelling at the site.  

13 Following the approval of SE/11/02762/FUL, there was correspondence with the 

previous case officer about the removal or variation of condition 10 of the 

planning permission which requires demolition of the existing house before 

occupation of the replacement dwelling. The correspondence outlined that the 

Councils normal practice for replacement dwellings in the Green Belt, is to require 
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demolition of the existing dwelling prior to commencement on site. This is done to 

protect the openness of the Green Belt and because it is officers view that this 

type of condition is easier to enforce.  

14 In some circumstances, as in this case, officers recommend demolition of the 

existing dwelling on occupation of the replacement. It is officer’s view that there is 

no justification for delaying demolition of the existing dwelling beyond that date as 

the harm to the Green Belt would be extended and it then becomes more difficult 

for the planning authority to enforce against the removal of the existing dwelling 

on site resulting in a greater risk of its retention and thus additional and 

potentially permanent harm to the openness of the Green Belt contrary to the 

policy criteria referred to in detail in the officers original report to Development 

Control Committee.  

15 In addition to the above, and material to the consideration of this issue is the fact 

that in allowing the appeal against the Councils refusal of application reference 

SE/13/01124/FUL for an alternative replacement dwelling on the site, the 

Planning Inspector considered the condition recommended by the Council to be 

appropriate and consequently applied the condition to his grant of planning 

permission. A copy of the Inspectors decision is appended  to this report for 

information (Appendix 2).  

16 Members are advised that other alternatives to the wording of condition 10 have 

been suggested but officers consider the version we propose to be the one which 

is clear and precise, best meets the tests for conditions as set out in Planning 

Practice Guidance, protects the Council’s policy position in terms of minimising 

the harm to the Green Belt and has been supported by the Planning Inspector.  

Condition 13 

17 In response to the comments made in respect of condition 13 rather than include 

Natural England’s wording in the condition which would make it very lengthily, 

officers recommended that an informative be placed on the permission written in 

conjunction with the condition which specifies the details which Cllr Edwards 

Winser requested officers make clear. No further comments were made in 

relation to the officer’s recommendation in this respect.  

Other Matters  

18 It has been brought to officer’s attention that the applicant is hesitant about the 

material and colour of material to be used in the colouration of the external 

walls.  It is stated that Otford Parish Council would prefer the external walls to be 

of "the local vernacular red brick finish".  Cllr Edwards Winser has asked whether 

it is possible to add this to the list of conditions. 

19 In response, condition 2 (above) requires samples of materials to be submitted 

and approved by the Local Planning Authority in writing prior to the 

commencement of the development. An informative can be added to refer to the 

preference for a local red brick finish.  

Recommendation 

20 That as per the resolution of Development Control Committee in March, planning 

permission be granted subject to the conditions as set out at the beginning of the 
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report together with the addition of the following informative written in 

conjunction with condition 13: 

 INFORMATIVE 

1)  In respect of condition 13 above, the applicant’s attention is drawn to the 

comments received from Natural England dated 18 December 2013 in response 

to the application, which address the issue of enhancements. These comments 

have been copied in full for information for the benefit of the applicant. The 

applicant is advised to consider incorporating enhancements recommended by 

Natural England into any subsequent strategy for biodiversity enhancement.  

 Biodiversity enhancements  

 This application may provide opportunities to incorporate features into the design 

which are beneficial to wildlife, such as the incorporation of roosting opportunities 

for bats or the installation of bird nest boxes. The authority should consider 

securing measures to enhance the biodiversity of the site from the applicant, if it 

is minded to grant permission for this application. This is in accordance with 

Paragraph 118 of the National Planning Policy Framework. Additionally, we would 

draw your attention to Section 40 of the Natural Environment and Rural 

Communities Act (2006) which states that ‘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’. Section 

40(3) of the same Act also states that ‘conserving biodiversity includes, in relation 

to a living organism or type of habitat, restoring or enhancing a population or 

habitat’.  

 Landscape enhancements  

 This application may provide opportunities to enhance the character and local 

distinctiveness of the surrounding natural and built environment; use natural 

resources more sustainably; and bring benefits for the local community, for 

example through green space provision and access to and contact with nature. 

Landscape characterisation and townscape assessments, and associated 

sensitivity and capacity assessments provide tools for planners and developers to 

consider new development and ensure that it makes a positive contribution in 

terms of design, form and location, to the character and functions of the 

landscape and avoids any unacceptable impacts. 

2) Please note that the preference for facing materials for the main dwelling, 

to be submitted for condition 2, would be for a local red brick finish.  

Contact Officer(s): Claire Baldwin  Extension: 7367 

Richard Morris - Chief Planning Officer 

Link to application details:  

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

applications/applicationDetails.do?activeTab=summary&keyVal=MX0M9JBK8V000  

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

applications/applicationDetails.do?activeTab=documents&keyVal=MX0M9JBK8V000  
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Committee Report – 5th March 2014 - Appendix 1 

 

  



(Item 4.6)  11 

 

  



(Item 4.6)  12 

 

  



(Item 4.6)  13 

 

  



(Item 4.6)  14 

 

  



(Item 4.6)  15 

 

  



(Item 4.6)  16 

 

  



(Item 4.6)  17 

 

  



(Item 4.6)  18 

 

  



(Item 4.6)  19 

 

  



(Item 4.6)  20 

 

  



(Item 4.6)  21 

 

  



(Item 4.6)  22 

 

  



(Item 4.6)  23 

 

  



(Item 4.6)  24 

 

  



(Item 4.6)  25 

 

  



(Item 4.6)  26 

 

  



(Item 4.6)  27 

 

  



(Item 4.6)  28 

 

  



(Item 4.6)  29 

 

  



(Item 4.6)  30 

 

  



(Item 4.6)  31 

 

  



(Item 4.6)  32 

 

  



(Item 4.6)  33 

Inspector’s Appeal Decision (SE/13/01124/FUL) - Appendix 2 
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