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1. INTRODUCTION 

1.1. We have been appointed by Ms K Dixon to prepare and submit a full planning 

application for the conversion of the existing building into a single dwelling house with 

associated access and landscaping  

1.2. This statement should be read in conjunction with the following documents; 

• Ecology Reports from PJC Ecology and Brindle Green 

• Structural Appraisal from CALTech Designs Ltd 

• Flood Risk Assessment from UNDA 

• Contamination Report from Knapps Hick 

• Design and Access Statement from Studio Hudson 

1.3. The purpose of this Statement is to demonstrate that the proposal satisfies and 

accords with national planning guidance and development plan requirements.    In 

particular, the statement provides evidence to demonstrate why the proposal 

constitutes appropriate development, would not cause harm to the openness of the 

Green Belt or harm the rural landscape character or amenities of neighbouring 

properties. 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

2. SITE APPRAISAL 

2.1. The application site lies to the north of Hever Road and on the eastern side of a shared 

access track serving a number of private domestic properties. Wider agricultural land 

extends to the east and north, within the control of the applicant. 

2.2. The junction with Hever Road is characterised by a collection of rural dwellings, this 

continues along the shared drive, with converted dwellings to the north (The Byre, The 

Forge, The Great Barn, The Granary) and beyond this The Threshing Barn and The 

Oast. The character of this private way is predominantly defined by the conversion of 

agricultural buildings to residential uses, within a rural countryside setting. 

2.3. The site lies within the Metropolitan Green Blet, but there are no other specific site 

constraints. 

 

Application site  

 

 

 

 

 

 

 

 



 

 

3. PLANNING HISTORY 

• SE/16/00639-Prior Approval conversion to residential- Refused  

• SE/17/01023- Prior Approval conversion to residential- Approved 

• SE/18/02174- Prior Approval conversion to residential- Approved 

• PA/21/00076- Pre-application- Conversion to residential- Positive feedback, see 

Appendix B 

3.1. Officers’ conclusions from the pre-application submission are summarised below; 

• The use of the site for a residential purpose would not significantly change the nature 

or character of the site or the local area as the building itself is currently of poor 

design, is surrounded with hardstanding and set back from the road and not 

significantly visible.   

• It is therefore considered that the proposed residential use of the application site 

would not have a materially greater impact than the present use on the openness of 

the Green Belt or harm the existing character of the area.  

• A structural survey submitted with this pre application also confirms that the building 

is sound enough to accommodate a conversion into a new residential dwelling.  

• It is clear from this survey and also from previous planning approvals that the building 

is of permanent and substantial construction and is capable of conversion without 

major or complete reconstruction. As such, overall the proposal comprises 

appropriate development in the Green Belt in compliance with the NPPF and Policy 

GB7 of the ADMP. 

• Clear justification as to the choice of materials which you are proposing is required. 

The proposal does include a large chimney stack and a variety of different cladding 

materials. I would suggest that as part of any application you demonstrate through 

appropriate assessments of the local area why certain materials have been chosen. 

It is important that this proposal still gives the appearance of a simple conversion 

which fits suitably into the character and appearance of the rural area and does not 

appear at odds with the locality or appear like a significant large newly constructed 

dwelling. 

• Taking into consideration all of the above, once these matters are addressed as part 

of any formal planning application the principle of the conversion of the building is 

considered acceptable. 



 

 

4. PROPOSAL 

4.1. The scheme proposes the conversion of the existing structure with the retention of the 

buildings structural frame and roof structure, external blockwork walls and floor slab. 

The proposals have been designed to retain the structural integrity of the building, 

whilst replacing external cladding materials, utilisation of existing openings and the 

addition of new ones. 

4.2. The property will be served off the existing vehicular access, with set back entrance 

gates. The property will be provided with a modest patio area to the west elevation and 

a wraparound patio to the north east corner. 

4.3. The garden for the property will be enclosed by post and rail fencing to the north, east 

and south. The western boundary to the road will be reinforced with a mixed nature 

hedgerow and inset willow fencing. New trees are proposed to the north west corner 

with the highway and within the parking area adjacent to the entrance. 

4.4. Proposed materials and finishes are set out in detail on proposed drawing 0017-P-800. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

5. POLICY FRAMEWORK 

National Planning Policy Framework (NPPF- 2019) 

5.1. The National Planning Policy Framework ("The Framework") sets out the Governments 

approach to planning with the presumption in favour of sustainable development lying 

at the heart of the advice contained therein.  

5.2. Paragraph 8 sets out the three dimensions to sustainable development which should 

be examined as if they are mutually dependant.    These are; 

i)to build a "strong, responsive and competitive economy, by ensuring that sufficient 

land of the right type is available in the right places and at the right time to support 

growth and innovation"; 

 ii)"supporting strong, vibrant and healthy communities, by providing the supply of 

housing required to meet the needs of present and future generations; and by creating 

a high quality built environment"; 

iii)"contributing to protecting and enhancing our natural, built and historic 

environment". 

5.3. The framework goes on to establish 12 core principles that underpin the planning 

system which includes;  

• Seeking high quality design and a good standard of amenity for all existing and 

future occupants if land and buildings. 

• Protecting the Green Belts, recognising the intrinsic character and beauty of the 

countryside and supporting the thriving local communities within it. 

• Support the transition to a low carbon future in changing climates and 

encouraging the re-use of existing resources including the conversion of existing 

buildings and encourage the use of renewable energy. 

5.4. So that sustainable development is pursued in a positive way, at the heart of the 

Framework is a presumption in favour of sustainable development. This means where 

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

which includes applications involving housing where the local planning authority 

cannot demonstrate a five-year supply of deliverable housing sites or where the Housing 

Delivery test indicates that the delivery of housing was substantially below (less than 

75%) of the housing requirement over the previous three years, grant permission 

unless; 



 

 

• Any adverse impacts of doing so would significantly and demonstrably outweigh the 

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

Housing 

5.5. To support the Governments objective of significantly boosting the supply of homes, it 

is important that a sufficient amount and variety of land can come forward where it is 

needed. This includes small and medium sized sites which can make an important 

contribution to meeting the housing requirement of an area. To promote the 

development of a good mix of sites, local planning authorities should; 

• Support the development of windfall sites through their policies and decisions- 

giving great weight to the benefits of using suitable sites within existing 

settlements for homes; 

5.6. Planning decision should promote an effective use of land in meeting the need for 

homes. Planning decisions should encourage multiple benefits; 

• Give substantial weight to the value of using suitable brownfield land within 

settlements for homes. 

• Promote and support the development of under-utilised land and buildings 

especially where available sites could be used more effectively. 

Countryside 

5.7. Paragraph 55 of the NPPF promotes the provision of sustainable development in rural 

areas, where housing can enhance or maintain the vitality of rural communities. 

Isolated new homes in the countryside should be avoided unless there are special 

circumstances such as: 

• The re-use of redundant buildings which would lead to an enhancement to the 

immediate setting. 

Green Belt 

5.8. Paragraph 146 of the NPPF sets out the established principle that the conversion of 

existing buildings within the Green Belt need not constitute inappropriate development, 

provided they preserve the openness of the Green Belt and the buildings are of 

permanent and substantial construction. 

5.9. This framework is reinforced by Core Strategy Policy LO8 and reinforced by ADMP policy 

GB7 and Supplementary Planning Document- Development in the Green Belt. 



 

 

5.10. ADMP Policy GB7 supports the re-use a of an existing building within the Green Belt 

provided: 

• The new use, along with any associates use of land surrounding the building 

would not have a materially greater impact than the present use on the openness 

of the Green Belt, or harm the existing character of the area; and 

• The applicant can demonstrate through a detailed structural survey and method 

statement that the buildings are of permanent and substantial construction and 

are capable of conversion without major or complete reconstruction. 

5.11. Paragraph 4.4 of the SPD clarifies that as a starting point in determining whether a 

proposal constitutes substantial rebuilding, the Council will wish to see at least 75% of 

the original structure maintained to protect its character, However the Council 

recognise that in some instances proposals may be able to protect the character of the 

existing building with a lesser proportion of the original structure being retained. 

5.12. Further design guidance is provided at paragraphs 11.11- 11.20 of the Green Belt SPD 

that: 

• Applications for development will be expected to demonstrate how they protect 

openness and visual amenity through the form and design of buildings and all 

external areas, landscape works and planting. 

• Consideration should be given to the best way of integrating a new building with 

its immediate surroundings and landscape. 

• Existing trees, shelter belts and other biodiversity features should be retained and 

where appropriate enhanced. 

• Wherever possible, native trees should be used for new planting areas, rather 

than fast growing conifer hedging. 

• Materials should be sympathetic with the location, minimising visual impact, taking 

account of local vernacular. There should be an emphasis on material sand colours 

that have the least visual impact on the surrounding area. 

Conserving and enhancing the natural environment 

5.13. The planning system should contribute to and enhance the natural and local 

environment by: 

●  protecting and enhancing valued landscapes; 

●  recognising the wider benefits of ecosystems;; 



 

 

●  minimising impacts on biodiversity and providing net gains in biodiversity where 

possible, contributing to the Government’s commitment to halt the overall decline 

in biodiversity; 

●  preventing both new and existing development from contributing to or being put 

at unacceptable risk from, or being adversely affected by unacceptable levels of 

soil, air, water or noise pollution. 

5.14. When determining planning applications, local planning authorities should aim to 

conserve and enhance biodiversity by applying the following principles: 

●  development proposals where the primary objective is to conserve or 

enhance biodiversity should be permitted; 

●  opportunities to incorporate biodiversity in and around developments 

should be encouraged; 

Design 

5.15. Planning policies and decisions should ensure that developments:  

a) will function well and add to the overall quality of the area, not just for the short term 

but over the lifetime of the development;  

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

effective landscaping;  

c) are sympathetic to local character and history, including the surrounding built 

environment and landscape setting, while not preventing or discouraging appropriate 

innovation or change (such as increased densities);  

d) establish or maintain a strong sense of place, using the arrangement of streets, 

spaces, building types and materials to create attractive, welcoming and distinctive 

places to live, work and visit;  

e) optimise the potential of the site to accommodate and sustain an appropriate 

amount and mix of development (including green and other public space) and support 

local facilities and transport networks; and 

f) create places that are safe, inclusive and accessible and which promote health and 

well-being, with a high standard of amenity for existing and future users; and where 

crime and disorder, and the fear of crime, do not undermine the quality of life or 

community cohesion and resilience. 



 

 

Local Plan Policies 

Core Strategy 

LO1- Distribution of Development 

LO8- Countryside and the Rural Economy 

SP1- Design of New Development and Conservation 

SP11- Biodiversity 

Allocations and Development Management Plan 

EN1- Design Principles 

EN2- Amenity Protection 

GB7- Re-use of Buildings in the Green Belt 

T3- Provision of Electric Vehicle Charging Points 

  



 

 

6. REASONING 

6.1. The principal issues relating to this submission are; 

• Housing Supply 

• Impact on the Green Belt 

• Design and impact on character and appearance of the area 

• Impact on neighbouring amenities 

• Biodiversity 

Housing Supply 

6.2. Paragraph 75 of the NPPF sets out that to maintain the supply of housing, local 

planning authorities should monitor progress in building out sites which have 

permission. Where the Housing Delivery Test indicates that delivery has fallen below 

75% of the local authorities housing requirement over the previous three years the 

application of the presumption in favour of sustainable development applies at 

paragraph 11 of the NPPF. 

6.3. The Council’s most recent Annual Monitoring Report (AMR-2018/19) sets out the 

number of annual completions at 254 dwellings, these fall significantly short of the 

objectively assessed need figure of 707dpa. As a consequence of the persistent 

under delivery of housing completions, the Housing Delivery Test 2020 Measurement 

(published 19 January 2021) confirmed, against a 3-year rolling delivery requirement 

of 1858 dwellings, SDC delivered 1302 dwellings across the period 2017/2018 to 

2019/2020 (i.e. 70% of the requirement).  

6.4. As a result of the above shortfall, the Council’s policies for determining housing 

developments are considered out of date (NPPF paragraph 11, footnote 7). The 

presumption is in favour of granting permission unless the adverse impacts of doing 

so would significantly and demonstrably outweigh the benefits. 

6.5. Paragraph 11 does not indicate that permission should be granted unless the balance 

is only a little against the grant of permission, it is part of a pro- development policy 

that has the effect of tilting the balance in favour of the grant of permission. 

Impact on the Green Belt  

6.6. Paragraph 146 of the NPPF is clear that the re-use of existing buildings within the Green 

Belt is not inappropriate development, provided the new use would not have a greater 



 

 

impact upon the openness of the Green Belt and the purposes of including land within 

it than the existing development. This is further amplified by ADMP Policy GB7  

6.7. The purpose of including land in the Green Belt pertinent to this scheme, being to 

safeguard the countryside from encroachment.  

Conversion 

6.8. Local Plan Policy GB7 supports conversion of existing buildings providing they are of 

permanent construction and capable of conversion without substantial re-construction. 

The existing building is constructed on a concrete slab with substantial steel frame, 

with concrete blockwork walls to all elevations, save for three open bays to the eastern 

elevation. 

6.9. The submitted structural report concludes the structural frame of the building and 

blockwork walls are sound and capable of conversion as proposed. It should also be 

noted in approving two previous applications for conversion of the building under the 

Prior Approval process, the building was deemed capable of conversion for residential 

use. 

6.10. The asbestos sheet covering has come to the end of its useful life and will be replaced 

with a rolled zinc roof covering. The roof pitch is adequate for this covering and the 

steel roof structure will be retained in its entirety. 

6.11. The external block work walls will be retained, and existing openings modified for new 

fenestration. There are localised modifications to the block work walls to accommodate 

new openings, primarily to the west elevation. The building will then have replacement 

external cladding in the form of vertical silver birch/larch timber and natural stone 

cladding. 

6.12. The low-key roof profile ensures the original form and rural appearance of the building 

is maintained. There would be no requirement to alter the existing parking forecourt 

area significantly, and the proposed courtyard garden space can be soft landscaped to 

ensure it reflects the surrounding pattern of garden spaces. This will be reenforced by 

native hedgerows to the front of the site with timber entrance gates. 

6.13. In conclusion, the proposed conversion would comply with the requirements of Local 

Plan policy GB7 of the ADMP. The building is capable of conversion without substantial 

reconstruction. Alongside the proposed use, the proposed conversion works would not 

have a materially greater impact than the present and historically permitted uses on 



 

 

the openness of the Green Belt. The proposal constitutes appropriate development 

within the Green Belt. 

Design and impact on the character of the area 

6.9 Core Strategy Policy SP1 and ADMP Policy EN1 require that new development should; 

• Create inclusive and attractive environments that meet the needs of users. 

• Incorporate principles of sustainable development.  

• All new development should be designed to a high quality and should respond to 

the distinctive local character of the area in which it is situated. 

• Designs should respond to the scale, height, materials and site coverage of the 

area. The layout of the development should respect the topography and character 

of the site, including sensitively incorporating natural features such as tree and 

hedges.  

• The proposal should ensure satisfactory access for vehicles and adequate 

parking.  

• The development should be inclusive and where appropriate make satisfactory 

provision for the safe and easy access of those with disabilities. 

6.14. The proposals to not alter the size of scale of the existing building and as a result there 

will be no change in the quantum of built development on site. 

Character and Appearance 

6.15. The Planning Officer in his pre-application appraisal identifies that the existing building; 

• is mostly cladded on all sides with box profiled metal sheeting and block work 

walls 

• the building itself is currently of poor design, is surrounded with hardstanding 

and set back from the road and not significantly visible. 

6.16. In accordance with the design led policies identified in the NPPF, developments should 

add to the overall quality of an area, but remain sympathetic to local character and 

history, including the surrounding built environment and landscape setting, while not 

preventing or discouraging appropriate innovation or change. 

6.17. Being a more modern agricultural building in terms of its construction, and in order to 

retain the structural integrity of the building, the use of lighter weight cladding materials 

is essential to the conversion of the building. More traditional tile and brick construction 



 

 

would not be suitable for the building and would trigger an amount of strengthening 

work which would not be supported by Green Belt Policy. 

6.18. The existing building consists of external sheet cladding and grey masonry, the 

proposed materials have been chosen to remain authentic to this construction in terms 

of replacing areas of sheet cladding with timber cladding and over cladding the block 

work walls in a natural stone finish. The use of timber and stonework within the rural 

landscape is commonplace, particularly in conversion schemes. 

6.19. The existing roof covering consists of sheet materials, this will be replaced by a rolled 

zinc roof sheeting. The use of these three materials has been chosen to limit the palette 

of materials proposed and retain the simplicity of character of the building. Retaining a 

somewhat functional appearance as oppose to being directly appreciable as a 

domestic dwelling. 

6.20. The larger areas of glazing have been placed to the eastern elevation, away from the 

road, to retain the simplicity and low-key appearance of the barn from the public realm. 

6.21. The barn has been provided with a chimney stack, as a modern metal flue was not 

considered sympathetic to the building and the size of this chimney has been reduced, 

so as not to appear too pronounced from the building. 

6.22. Section 4.7 of the Design and Access statement identifies the varied palette of 

materials used in the immediate locality and also identifies there is no particular 

material type that takes precedence.  

6.23. The majority of buildings along this road are converted buildings, from agricultural to 

residential use. This is an established part of the character and appearance of the area. 

6.24. Whilst the existing building is utilitarian in its design, the prevailing character of Hever 

Road and the adjacent drive is primarily residential, with a variety of property sizes, 

scales and materials. The principal vernacular is traditional building materials of timber 

panelling, brick, tiles, render, stained weatherboard, with a subdued palette of 

materials which sit comfortably in the rural landscape. 

6.25. The conversion of the historic farm buildings of Delaware Farm to the north include 

similar treatment of the larger, agricultural buildings with the use of timber cladding, 

solid masonry, infill glazing and roof lights. 

6.26. The proposed building will, taking account of the structural capacity of the building, 

enhance the already varied rural character of the area, whilst promoting the use of a 

natural palette of materials, with the use of timber cladding and stonework. The 



 

 

previous approvals consented to white render and timber cladding which would have 

provided a far more stark and visually intrusive finish to the building. 

6.27. The proposed materials are muted in their appearance and colours, enabling the 

building to assimilate into the rural landscape more easily. This will of course be re-

enforced with a native hedgerow along the front of the site and the planting of new 

native trees to soften the development within its setting. 

6.28. The use of the building and site for residential purposes has been accepted in the 

granted of previous consents and it is not considered the proposed materials or 

fenestration would result in a building that would appear visually intrusive or overly 

domesticated in its appearance.  

6.29. The proposals would respond to the scale, height and materials of the surrounding area 

and provide a high-quality development which responds to the distinctive local 

character of the area. This complies with Local Plan Policies SP1 and EN1. 

Impact on neighbouring amenity 

6.30.  Local Plan Policy EN2 sets out that proposals should provide adequate residential 

amenities for occupiers of nearby developments would not result in excessive noise, 

vibration, odour, air pollution, activity or vehicle movements, overlooking or visual 

intrusion, loss of privacy or light. 

6.31. The nearest neighbouring dwelling is Newlands, lying 65m to the south. The complex 

of converted farm building to the north lies over 80m away. Based on these separation 

distances, intervening agricultural buildings and vegetation it is not considered there 

would be any material impact upon neighbouring amenities from the proposed 

development. 

Biodiversity 

6.32. An assessment of the potential for protected species on the site is contained within 

the accompanying reports by PJC Ecology and Brindle Green. 

6.33. In accordance with Circular 06/2005, 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. 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. 



 

 

6.34. The site has been assessed for both bats and Great Crested Newts and no presence 

of these protected species were found. 

6.35. Ecological enhancements can be conditioned in accordance with the 

recommendations at Section 7 of the Brindle Green Report which is supported by 

Core Strategy Policy SP11 which seeks opportunities for the enhancement of net 

biodiversity across sites. 

Other Matters 

Flooding & Contamination 

6.36. The application is accompanied by relevant specialist reports identifying that there is 

low risk from contamination or flooding. 

6.37. The proposed finished floor level lies above the identified 1:100 year flood event and 

lies outside the modelled 1:1000 event. Any necessary mitigation measures can be 

adequately controlled by condition. 

CIL 

6.34 The application is CIL liable but accompanied by the relevant forms and self-build 

exemption certificates. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

7. CONCLUSIONS 

7.1. The application and supporting reports have demonstrated that the existing building is 

capable of conversion without substantial reconstruction and constitutes appropriate 

development in the Green Belt. 

7.2. The retention of existing access points, limiting of hardstanding and retention and 

enhancement of native landscaping ensures the proposal would provide long term 

stewardship of the site and result in a proportionate enhancement and re-use of an 

existing rural building.  

7.3. The proposal would ensure a sustainable re-use of an existing building, in accordance 

with paragraphs 17 and 95 of the NPPF which support the transition to a low carbon 

economy. Encouragement should be given to the re-use of existing resources, including 

the alteration of existing buildings which actively support energy efficiency 

improvements to existing buildings. This is further supported by Policies SP1 and SP2 

of the Sevenoaks District Core Strategy.  

7.4. The proposal has been designed with a sympathetic and traditional palette of materials 

which would ensure the building is in keeping with he established rural character of the 

site and the surrounding built environment. 

7.5. Suitable biodiversity enhancements can be afforded to the building with the provision 

of dedicated bat boxes and landscape enhancements as set out in the supporting 

reports by Brindle Green. 

7.6. In conclusion, the proposal represents a modest and low key re-use of an existing rural 

building. There would be no harm to neighbouring amenities or protected species. 

Other matters pertaining to materials, hard and soft landscaping, biodiversity 

enhancement measures can all be suitably controlled by condition. 

7.7. The presumption in favour of granting permission set out at paragraph 11 of the NPPF 

is engaged and we respectfully request permission is granted. 

 

 

 

 

 

 


