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1. INTRODUCTION  

 

1.1. On behalf of Mr & Mrs B Hampton, this application seeks planning permission for a 

replacement dwelling and detached garage at Homestead Farm, Rye Lane, Otford. 

 

1.2. This planning application is supported by the following documents: – 

 

• Planning Statement  

• Design and Access Statement 

• Site location plan at 1:1250 scale 

• Existing and Proposed site Plans at 1:500 scale 

• Existing floor plans and elevations 

• Proposed floor plans, elevations and cross section    

• Proposed garage- Proposed floor plans and elevations  

• Ecology Partnership Report August 2020   

 

1.3. The planning history of the site is set out below. The development proposed is policy 

compliant and is a high- quality sustainable development. 

 

1.4. I have undertaken a visit to the application site and am familiar with the surrounding area.  

 

1.5. With all matters considered, planning permission should be granted.   
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2. THE APPLICATION SITE AND SURROUNDING AREA 

 

2.1. The site is located within designated Green Belt land. 

 

2.2. The site is not located within a designated conservation area, and the buildings do not carry 

any statutory or local listing.  

 

2.3. The site is located on the western side of Rye Lane and currently comprises two buildings 

which show clear signs of being used to house animals and related storage. There is a 

smaller building with a mono-pitch roof attached to the more westerly of the two 

buildings. The buildings are of permanent and substantial construction. There is a 

substantial ground floor slab in existence.   

 

2.4. The wider area contains Homestead Farm which is a detached residential property located 

to the east of the buildings proposed to be converted.  There are other dwellings to the 

south. The proposed dwelling, therefore, would form part of an existing cluster of mainly 

residential properties. The proposed dwelling is a replacement of that already permitted by 

conversion. 
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3. THE APPLICATION PROPOSAL 

 

3.1. The submitted plans indicate that the proposal is to replace one of the two main buildings 

and the small mono pitch building attached to it with a high-quality family dwelling and 

garage. 

 

3.2. The application is accompanied by an ecological appraisal of the site prepared by the 

Ecology Partnership dated August, 2020.  

 

3.3. In this case the original building which it is proposed to replace measures approximately 

146.1m2. The proposed replacement dwelling would be 219m2. This includes the 50% 

uplift as facilitated by GB4(d). 

 

3.4. The proposed garage is 54m2 in GEA. As permitted development rights are available to 

the site, the proposed garage is within those parameters. 
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4. RELEVANT PLANNING HISTORY 

 

4.1 Under reference 20/00240/FUL, planning permission was granted for the conversion of the 

existing barns to form two new dwellings, together with the creation of a new access and 

enlarged hardstanding. 

 

4.2 The application was accompanied by an ecological appraisal of the site prepared by the 

Ecology Partnership dated August, 2020. 

  

4.3 KCC ecology by e-mail dated 16th September, 2020 suggested two planning conditions.  

 

4.4 These conditions were attached as conditions 6 and 7 of the permission dated 22nd 

September, 2020.  

 

4.5 Permitted development rights were not removed by condition in accordance with National 

Planning Policy Guidance on the use of planning conditions. 

  

 

 

 

 

 

 

 

 

 

 

 

 

 



 
Planning Statement 

Homestead Farm, Rye Lane, Otford 

___________________________________________________________________________ 

 

25 January, 2021       Page 5 

 

 

5. RELEVANT PLANNING POLICY CONSIDERATIONS  

 

5.1. Of relevance to this application are the strategic policies in the National Planning Policy 

Framework (NPPF) (2019), the Councils Core Strategy (2011), the Allocations and 

Development Management Plan (2015), and any relevant Supplementary Planning 

Guidance. This includes the Councils ‘Development in the Green Belt’ SPD. 

 

National Planning Policy Framework (February 2019) 

 

5.2. The revised NPPF came into force in February 2019. The main purpose of the revised 

Framework remains to achieve sustainable development through a plan-led system.  The 

presumption in favour of sustainable development remains and, if development is 

sustainable, this should go ahead without delay.  

 

5.3. The Government continue to recognise that design is indivisible from good planning, and 

that high quality design is a key aspect of sustainable development. 

 

5.4. Para 11 of the NPPF also states that where there are no relevant development plan policies, 

or the policies which are most important for determining the application are out-of-date, 

permission should be granted unless:  

 

(i) the application of policies in this Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development 

proposed; or  

(ii) any adverse impacts of doing so would significantly and demonstrably outweigh 

the benefits, when assessed against the policies in the Framework taken as a whole.  

 

5.5. As the Council cannot demonstrate a 5 year housing supply at this time, the tilted balance 

of NPPF paragraph 11d) is engaged. The need to deliver housing adds further weight in 

favour of granting planning permission. 
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5.6. Paragraph 127 seeks to ensure that development proposals add to the overall quality of the 

area, are visually attractive as a result of good architecture, layout, and appropriate and 

effective landscaping, and are sympathetic to local character and history.  

 

5.7. Paragraph 130 recognises that whilst poor design which fails to take opportunities 

available for improving the character and quality of an area should be avoided, design 

should not be used by the decision maker as a valid reason to object to development.  

 

5.8. Paragraph 134 explains that the Green Belt serves five purposes: 

 

•         To check the unrestricted sprawl of large built up areas; 

•         To prevent neighbouring towns from merging into one another; 

•         To assist in safeguarding the countryside from encroachment; 

•         To preserve the setting and special character of historic towns; and 

•         To assist in regeneration by encouraging the recycling of derelict and other urban 

land. 

 

5.9. Paragraph 143 confirms that as with previous Green Belt policy, inappropriate 

development is, by definition, harmful to the Green Belt and should not be approved 

except in very special circumstances.  

 

5.10. Paragraph 145 sets out that the construction of new buildings should be regarded as 

inappropriate unless any of the exceptions in bullet points a) to g) can be applied. In this 

case criterion d) is relevant: 

 

d.      The replacement of a building, provided the new building is in the same use and not 

materially larger than the one it replaces; 

 

5.11. It is clear, therefore, that the replacement of a two of the three buildings, which already 

have permission for residential use is appropriate development in the Green Belt. 
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Sevenoaks Core Strategy (2011) 

 

5.12. Policy SP1 explains that all new development should be designed to a high quality and 

should respond to the distinctive character of the area in which it is situated. 

 

5.13.  Policy L08 refers to the countryside and rural economy and states that the extent of the 

Green Belt will be maintained as will the appearance of the District’s AONB.  

Development will only be approved within the Green Belt in accordance with this policy 

where it accords with other Green Belt policy considerations contained within the NPPF 

and the Allocations and Development Management Plan Document.  

 

Allocations and Development Management Plan (2015) 

 

5.14. Policy EN1 – Design Principles is a general criteria setting policy, against which most 

development proposals in the District are tested. The policy seeks to ensure that 

developments are well designed and lay out, respecting the character of the area within 

which they are located. 

 

5.15. Policy EN2 – Amenity Protection seeks to and the amenity of neighbouring occupiers, plus 

that of existing or future occupants of the development. Built form should not result in an 

unacceptable loss of privacy or light enjoyed by the occupiers of nearby properties. 

 

5.16. Policy GB4 – Replacement Dwellings in the Green Belt- is relevant in this application. 

Point d) states that the total floor space of the replacement dwellings, together with any 

retained extensions, alterations and outbuildings should not result in an increase of more 

than 50% above the floor space of the “original” dwelling (measured externally).  
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Development in the Green Belt Supplementary Planning Document (2015) 

 

5.17. The SPD offers further guidance to applicants in respect of development within the Green 

Belt, and should be read in conjunction with the Core Strategy and ADMP. In relation to 

the application proposal, it reaffirms the thrust of policy of GB4 and confirms that an 

existing building can be lawful if created through an approved change of use or 

conversion. 
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6. DISCUSSION OF THE PLANNING ISSUES  

 

6.1. In light of the above, the main issues to be considered in this instance are whether the 

development is appropriate in the Green Belt and impact on openness of the Green Belt; 

impact on the character and appearance of the area; trees; residential amenity and any 

impact on highways and parking.   

 

Does the proposal represent appropriate development in the Green Belt? 

 

6.2. As is set out above, there can be no objection in principle to the replacement of the existing 

building having due regard for paragraph 145 (d) of the NPPF.  The Council’s Core 

Strategy and the relevant policies of the Sevenoaks Allocations and Developments 

Management Plan also allow the replacement of existing dwellings in the Green Belt. 

 

6.3. As set out in paragraph 145 of the NPPF, new buildings in the Green Belt are inappropriate 

development. There are some exceptions to this, such as: (d) the replacement of a building, 

provided the new building is in the same use and not materially larger than the one it 

replaces.  

 

6.4. Local policy GB4 contains the Council’s policies for replacement of dwellings in the 

Green Belt. Point (d) states that the total floor space of the replacement dwellings, together 

with any retained extensions, alterations and outbuildings should not result in an increase 

of more than 50% above the floor space of the “original” dwelling (measured externally). 

 

6.5. In this case the original building is understood to be that which currently exists on the site, 

measuring approximately 146.1m2. A 50% uplift on this, as facilitated by GB4(d) would 

therefore be 219m2. This is the size of the proposed replacement.  

 

6.6. The proposed garage is within the parameters of development permitted by the GPDO. 
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6.7. In conclusion it is considered that the development is not materially larger than the existing 

(as defined by Sevenoaks local policy) and is appropriate in the Green Belt. With regard to 

impact on openness, openness is an essential characteristic of the Green Belt and is 

different from visual impact. Openness is about freedom from built form. The location of 

the replacement dwelling is close to that which currently exists. The proposed garage 

would be located close to the main house and would not encroach into the surrounding 

open space. The garage is in any event permitted by the GPDO. 

6.8. The buildings are not listed, and are of no particular architectural merit.  The sensitive use 

of materials and design techniques as proposed in the replacement dwelling will ensure a 

high-quality design and a good standard of residential accommodation for future occupiers. 

6.9. In light of the foregoing there is no conflict arising from the proposal with any of the five 

purposes of the Green Belt as set out in paragraph 134 of the NPPF, nor with the 

requirements of paragraph 146.   

6.10. On that basis, the development is appropriate development in the Green Belt and therefore 

receives policy support. 

The impact on openness and any other harm 

6.11. The proposed replacement of one of the barns and the attached building and retaining the 

other as part of the existing permission will have very little overall impact on the 

prevailing character of the immediate area when considered in the context of the overall 

site.  It is not significantly different in this respect from the permission to convert the 

existing buildings. As set out above, the immediate area surrounding the site contains 

residential properties. 

6.12. The development utilises the access already permitted and the proposed use of materials 

and associated soft landscaping ensures a satisfactory appearance in light of the site’s 

location within the Green Belt. 

 



 
Planning Statement 

Homestead Farm, Rye Lane, Otford 

___________________________________________________________________________ 

 

25 January, 2021       Page 11 

 

 

6.13. The resulting dwelling will be of a high standard of design, preserving the existing 

architectural flavour whilst utilising a more contemporary approach. The development will 

not detract from the overall character of the site and the other original buildings. 

6.14. The provision of adequate car parking spaces within the site is sufficient to serve the 

proposed use, and there will be no material impact upon the surrounding highway network 

or parking provision arising from the reuse of the existing buildings as proposed. 

6.15. The resulting dwelling would be well separated from Homestead Farm to the east and the 

relationship between the buildings will be largely unchanged. 

6.16. Future occupiers of the development would experience a good standard of amenity. The 

development is compliant with EN2. 

6.17. There is, therefore, no conflict with the Council’s policies as a result. 

6.18. The Ecology Team at KCC were satisfied with the survey information and report 

submitted with the earlier application. The same information supports this application. It 

relates primarily to the presence of barn owls and bats on the site. The information 

submitted was acceptable. Conditions regarding inter alia an ecological method statement 

were attached to the earlier permission. An informative relating to breeding birds was also 

attached.   
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7. CONCLUSIONS 

 

7.1. In light of the foregoing and all other material considerations, it is submitted that this 

proposal represents a development which is appropriate in the Green Belt, resulting in no 

overall material harm to the openness of the site or the wider area.  Existing residential 

amenities nearby would be preserved with no material impact in this respect. 

 

7.2. National policy within the NPPF allows for the replacement of existing dwellings, along 

with proportionate extensions to original buildings.  In this case the proposal is therefore 

compliant with paragraph 145 or 146 of the NPPF.  Overall, there is no conflict with any 

of the five purposes of the Green Belt as set out in paragraph 134 of the NPPF. 

 

7.3. Having due regard for the context of the site there is no conflict with the Council’s policies 

EN1 or EN2, nor with the overall objectives of the Council’s Core Strategy and the other 

specific policies of the Allocations and Development Management Plan (ADMP).  

Accordingly, it is considered that planning permission should reasonably be forthcoming 

for this proposal. 

 

7.4. As the Council cannot demonstrate a 5 year housing supply at this time, the tilted balance 

of NPPF paragraph 11d) is engaged.  

 

7.5. It is therefore respectfully suggested that planning permission should reasonably be 

granted, subject to any necessary planning conditions. 

 

7.6. The proposed replacement dwelling includes an increase in floor space of 50%, which 

Council policy considers to be a proportionate increase. The proposed garage is within the 

parameters of development permitted by the GPDO.  

 


