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4.3 - 17/03753/FUL Revised expiry date 23 February 2018

Proposal: Change of use of empty shop (A1) to one residential 
(C3) self contained unit.

Location: Quantum House, High Street, Farningham  DA4 0DT 

Ward(s): Farningham, Horton Kirby & South Darenth

ITEM FOR DECISION

This application was referred to Development Control Committee by Councillor 
McGarvey with the reason: 'The proposal would not provide on-site parking in 
accordance with policy T2 and Appendix 2 of the ADMP, and it is worth noting that 
there is no capacity for anything other than short-term parking on the highway 
outside or in adjacent roads'

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 development hereby permitted shall be carried out in accordance with 
the following approved plans: 221/FAR/121

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

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/65
4.asp),
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 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) Did not require any further assistance as the application was acceptable as 
submitted.

Description of proposal

1 The proposal includes the change of use of the building at ground floor and 
basement level from a shop (A1) to a residential unit (C3) of one single 
bedroom. 

2 Very little in the way of internal alterations are proposed, with limited 
installation of doors etc to form rooms.

3 A shutter to the rear of the building, into a courtyard, is proposed to be 
replaced with a window, with the associated canopy removed. No other 
external works are proposed.  

4 These works, which in some circumstances are ‘permitted development’ 
require permission because the application side is within the Area of 
Outstanding Natural Beauty. 

Description of site

5 The application site is located fairly centrally within the historic Farningham 
High Street area. 

6 The existing building is a mid-terrace property, which has historically been 
in A1 use at ground floor and basement level with separate residential 
above.

Constraints

7 Farningham Conservation Area

8 Area of Outstanding Natural Beauty (AONB)

9 Biodiversity Opportunity Area

10 Area of Archaeological Potential

11 Nearby and neighbouring Listed Buildings
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Policies 

Allocations and Development Management (ADMP)

12 Policies

EN1 - Design Principles 
EN2 – Amenity Protection
EN4 – Heritage Assets
TLC4 – Neighbourhood and Village Centres
T2 – Vehicle Parking

Core Strategy (CS)

13 Policies

SP1 – Design of New Development and Conservation
LO1 – Distribution of Development
L07 – Development in Rural Settlements

Other: 

14 Farningham Conservation Area Appraisal

15 National Planning Policy (NPPF)

Relevant planning history 

16 17/02106/PAC - Prior notification for a change of use from (A1) shop to (C3) 
dwellinghouse. This application is made under Class M of The Town and 
Country Planning (General Permitted Development) (England) Order 2015. – 
Refuse – 24.08.17

[Officer Note: This application was refused in the grounds that this 
permitted development right does not cover buildings within the AONB]

16/03595/FUL - Change of use from former shop and living accommodation 
into, 2no. 1 bedroom and 2 bedroom self contained units and roof light to 
rear elevation. – Withdrawn – 26.01.17

12/00244/FUL - Change of use from class B1 back to class A1 shop with 
living accommodation. – Granted – 04.05.12

05/02192/FUL - Change of use of former shop and living accommodation to 
offices (class B1) – granted - 21.01.2005

Consultations

Parish Council

17 Objection - The Parish Council wants to maintain the vibrancy of the village 
and that includes maintaining a commercial core in the High Street.  The 
loss of another commercial business will have a detrimental impact on the 
other village businesses.  There are other successful businesses in the High 
Street and there remains interest from retail and service business more 
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generally in Farningham.  We therefore object to a change of use to 
residential.

Environmental Health

18 No concerns.

Representations

19 1x Objection – concern over loss of unit; parking.

Chief Planning Officer’s Appraisal

Principal issues 

20 The main issues for consideration are:

 The principle of the loss of the retail unit
 Impact on local character, Conservation Area and nearly Listed 

buildings
 Impact of neighbouring amenity 
 Impact on the area of archaeological potential 
 Impact on parking and highways

21 Of particular relevance to this application is the following guidance:

Presumption in favour of sustainable development: 

22 Para 14 of the NPPF confirms that there is a presumption in favour of 
sustainable development, and that development that accords with the 
development plan should be approved unless material considerations 
indicate otherwise. (See paras 11, 12, 13 of NPPF.) 

23 Para 14 of the NPPF (and footnote 9) also advises that where the 
development plan is absent, silent or relevant policies are out of date, 
permission should be granted unless there are specific policies in the NPPF 
that indicate that development should be restricted. This applies to a 
variety of designations, including SSSIs, Green Belt, AONBs, designated 
heritage assets and locations at risk of flooding. 

Appraisal 

Principle of change of use

24 The small group of shops of Farningham High Street have not been allocated 
a ‘Neighbourhood and Village Centre’ within Appendix 8 of the ADMP, and 
thus are not protected by the associated policy of TLC4. As such, the shop is 
located outside of an identified centre. 

25 Policy L07 states that we will seek to resist where possible the loss of 
facilities and services within the rural settlements. However, where it is 
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demonstrated that the service is no longer financially viable, the Council 
may accept its loss. 

26 The evidence submitted with this application shows some detail as to its 
marketing as a shop, a letter from the previous owner and letters from two 
estate agents do appear to show that the shop cannot be leased or sold due 
to lack of market interest, and that the previous owner did not run the 
business at a profit. He shop has now been empty for over a year. 

27 In summary, as the shop is located outside of an identified centre, and the 
evidence submitted shows that the property was marketed and is unviable 
as an ongoing concern, there is sufficient evidence to accept that the loss of 
this empty shop would be in accordance with relevant policies.

Impact on the character of the area, Conservation Area, and the setting of 
neighbouring Listed Buildings. 

28 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 
1990 places a duty on a local planning authority, in considering development 
which affects a listed building or its setting, to have special regard to the 
desirability of preserving the building or its setting, or any features of 
architectural or historic interest it possesses.

29 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 
1990 places a requirement on a local planning authority in relation to 
development in a Conservation Area, to pay special attention to the 
desirability of preserving or enhancing the character or appearance of that 
area.

30 The NPPF also states that great weight should be given to the conservation 
of heritage assets (para.132).

31 Policy EN4 of the ADMP states that proposals that affect a Heritage Asset, or 
its setting, will be permitted where the development conserves or enhances 
the character, appearance and setting of the asset.

32 Interpretation of the 1990 Act in law has concluded that preserving the 
character of the Conservation Area can not only be accomplished through 
positive contribution but also through development that leaves the 
character or appearance of the area unharmed. 

33 The proposal brings back into use a prominent local building. Very little in 
the way of external alterations are proposed. The front of the building is 
proposed to retain its existing characteristics. As such, the proposal will 
prevent the further decline of the building which is otherwise likely to 
remain empty. 

34 The plans submitted show the retention of the existing faēade, which will 
aid in retaining its visual appearance as a retail unit and provide some 
indication of the buildings past. 
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35 To the rear, the loss of the service shutters and replacement with a window 
represent a minor alteration which will have no material impact of the 
character of the area or the building.

36 The proposal respects the character of the street, Conservation area and 
setting of neighbouring Listed buildings, which will be conserved in 
accordance with EN4 of the ADMP and the Act. 

Area of archaeological potential

37 No external or ground works are proposal, and thus there will be no impact 
on this designation, in accordance with EN4 of the ADMP. 

Impact on Parking and Highways

38 Policy T2 of the ADMP and associated Appendix 2 expects that one parking 
space be provided for a one bedroom unit. 

39 The proposal includes no parking on-site, as a result of there being no 
opportunity to provide this. Parking in the immediate vicinity to the road is 
understood to be under some pressure, but within the surrounding area 
there is sufficient capacity. 

40 Sevenoaks residential parking standards have been taken from the Kent 
County Council Interim Guidance Note 3 to the Kent Design Guide. 
Consideration should be given to a recent appeal decision on a parking 
related matter, in which the Inspector stipulated that:

‘The Interim Guidance Note itself stipulates on page 6 that it relates 
primarily to development proposed involved new streets and places, 
going on to state that it can be applied to minor development, but 
regard needs to be had for the severity of concerns about safety and/ 
or amenity before recommendation for refusal are made in respect of 
numerically ‘inadequate’ parking. The Guidance Note then goes on to 
say that unless demonstrable harm is likely to be caused, it may be 
inappropriate to make such recommendations.’

41 The Inspector then goes on to give the policy limited weight. 

42 In this instance, the proposal does not create a new place or street. There is 
no demonstrable harm in the form of any policy or assessment that the 
addition of one vehicle on the road, where there are no restrictions, and 
sufficient capacity, that could be used to support a refusal. 

43 Note is also made that Kent County Council standards for retail units of this 
size would be for the provision of two parking spaces, whereas the guidance 
required one space for a residential unit of the size proposed. 

44 The addition of a one bedroom property is unlikely to generate significant 
extra demand which cannot be accommodated in the immediate area. 

45 Bearing this in mind, the requirements for a residential unit of this size 
requires a reduction in vehicle numbers and movements when compared to 
the shop use. 
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46 The proposal complies with T2 of the ADMP. 

Neighbouring Amenity

47 The proposal would not result in any additional built form and thus existing 
relationships will remain. 

48 The proposal includes the addition of a window in place of a shutter to the 
rear elevation. As a result of existing relationships with neighbouring 
properties, this will not result in any additional overlooking/ in-looking 
above the existing. 

49 The proposal is in accordance with EN1 of the ADMP. 

CIL 

50 This proposal is CIL liable and there is no application for an exemption. 

Other issues 

51 There are no other issues associated with this application

Conclusion 

52 The proposal would result in the loss of a retail unit outside of a designated 
neighbourhood or village centre. In this instance, the shop has been vacant 
for over a year, marketed as such, and evidence has been submitted 
showing little in the way of demand, and was run at a loss before hand, 
making the property unviable for rent as a retail unit. This proposal is thus 
in accordance with all local policies.  

53 There are no other issues associated with the limited external and internal 
works proposed, where heritage assets, local character and neighbouring 
amenity are protected, in accordance with relevant policies. The proposal 
complies with EN1 and EN4 of the ADMP. 

54 The proposal would not result in parking pressures that can be assessed as 
being harmful, in light of a recent appeal decision, and the limited 
additional vehicles the proposal would likely generate. The proposal is in 
accordance with T2 of the ADMP. 

Background Papers

Site and block plans.

Contact Officer(s): Matthew Besant  Extension: 7136

Richard Morris
Chief Planning Officer
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Link to application details:

https://pa.sevenoaks.gov.uk/online-
applications/applicationDetails.do?activeTab=summary&keyVal=P050NFBKFPP00 

Link to associated documents:

https://pa.sevenoaks.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=P050NFBKFPP00 

https://pa.sevenoaks.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=P050NFBKFPP00
https://pa.sevenoaks.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=P050NFBKFPP00
https://pa.sevenoaks.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=P050NFBKFPP00
https://pa.sevenoaks.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=P050NFBKFPP00
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Block Plan
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High Street


