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1.       INTRODUCTION 

 

1.1. I am instructed by my client Mrs K Payton to prepare this Planning, Design and Access 

Statement in support of an application for planning permission for the following 

development at Courtside Lodge, Station Road, Brasted: 

 

“Demolition of existing garage; erection of new garage”. 

 

1.2. I am familiar with the site and the surrounding area and have studied carefully the site’s 

planning history and have then advised on the preparation of this application for planning 

permission.  
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2. THE APPLICATION SITE AND SURROUNDING AREA: 

 

2.1. The application site is situated on northern side of Station Road, to the north of Brasted 

village. The property comprises a detached dwelling set back from the highway.  

 

 

Figure 1: OS Map. 

 

 

Figure 2: Aerial photo of site.  

 

2.2. There is a parking area to the front of the dwelling and hardstanding along the western 

flank of the property. This provides access to a double garage with flat roof which is 

situated on the north-western corner of the plot.  

 

SITE 



 
PLANNING DESIGN AND ACCESS STATEMENT 

COURTSIDE LODGE, BRASTED  

 

 

___________________________________________________________________________ 

 

       Page 3 

 

2.3. To the east of the dwelling is a swimming pool and tennis court.  

 

 

Figure 3: Extract from Proposals Map.  

 

 

2.4. In terms of planning designations, the site is located in the Metropolitan Green Belt and 

Kent Downs AONB. The property is not listed or locally listed.  
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3. PLANNING HISTORY: 

 

Site 

 

3.1. A full search on the Councils database has confirmed the following relevant planning 

history at the property.  

 

• SW/5/69/130 – Erection of Double Garage – Granted. 

• 83/00776/HIST - Two storey extension to dwelling – Granted – not implemented.  

• 84/00178/HIST - Erection of four detached houses and double garages – Refused. 

• 94/01055/HIST - Single storey granny annexe and conservatory – Granted.  

• 09/01996/FUL - Loft conversion over annex with dormer window, with rear velux 

windows. First storey side extension over conservatory joining annex. Change 

annex from hip roof to gable end – Granted. 

• 14/02283/HOUSE - Change from render and timber first floor gable to tile hanging 

– Granted.  

• 21/00342/LDCPR - Single storey rear extension and alterations to fenestration – 

Granted.  

 

3.2. When reviewing the planning history and the decision notices of each permission the 

Council have not removed permitted development rights for extensions to the property. It 

is acknowledged that the Council under planning permission 09/01996/FUL attached the 

following condition, however this restricted buildings, enclosures and swimming pools 

only: 

 

3) No building, enclosures 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.  

 

3.3. This interpretation of the condition was confirmed by Officers under the recent lawful 

development certificate under reference 21/00342/LDCPR.  
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3.4. The garage subject of this planning application was approved under reference 

SW/5/69/130. 

 

3.5. No article 4 directions cover or apply to the application site.  
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4. THE APPLICATION PROPOSAL: 

 

4.1. The application proposals seek to demolish the existing flat roof double garage which 

was approved in 1969. It is in a poor dilapidated state of repair and does not match the 

appearance or characteristics of the main dwelling.  

 

4.2. The existing garage will be replaced. The new garage will be repositioned to align with 

the principal building line of the main dwelling. 

 

 

4.3. The proposed garage will exhibit a traditional appearance with pitched roof which will 

match the dwellinghouse. It will comprise matching brick with quoins, with decorative 

tile hanging on the gable ends. The roof tiles will match the main roof of the dwelling.  

 

 

Figure 4: Proposed elevation. 

 

4.4. No further changes are proposed to the layout or parking areas.  
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5. PLANNING POLICY: 

 

5.1. Of relevance to this application are the overarching strategic policies of the NPPF, 

notably those in association with development in the Green Belt. Policies of the 

Sevenoaks District Core Strategy are also applicable, as are those outlined in the 

Allocations and Development Management Plan.  

 

National Planning Policy Framework 

 

Section 2 – Achieving Sustainable Development 

 

5.2. Paragraph 7 of the NPPF states that the purpose of the planning system is to contribute to 

the achievement of sustainable development. At a very high level, the objective of 

sustainable development can be summarised as meeting the needs of the present without 

compromising the ability of future generations to meet their own needs 

 

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

Framework is a presumption in favour of sustainable development. 

 

Section 12 – Achieving well designed places 

 

5.4. Paragraph 124 states that the creation of high quality buildings and places is fundamental 

to what the planning and development process should achieve. Good design is a key 

aspect of sustainable development, creates better places in which to live and work and 

helps make development acceptable to communities. Being clear about design 

expectations, and how these will be tested, is essential for achieving this. So too is 

effective engagement between applicants, communities, local planning authorities and 

other interests throughout the process. 
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5.5. Section 127 outlines that 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;  

 

5.6. Paragraph 130 advises that where the design of a development accords with clear 

expectations in plan policies, design should not be used by the decision-maker as a valid 

reason to object to development. Paragraph 131 builds on this stating that in determining 

applications, great weight should be given to outstanding or innovative designs which 

promote high levels of sustainability or help raise the standard of design more generally 

in an area, so long as they fit in with the overall form and layout of their surroundings. 

 

Section 13 – Protecting Green Belt land 

 

5.7. Paragraph 133 states that the Government attaches great importance to Green Belts. The 

fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land 

permanently open; the essential characteristics of Green Belts are their openness and their 

permanence. 
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5.8. With paragraph 134, it is outlined that the Green Belt serves five purposes: 

 

a) to check the unrestricted sprawl of large built-up areas; 

b) to prevent neighbouring towns merging into one another; 

c) to assist in safeguarding the countryside from encroachment; 

d) to preserve the setting and special character of historic towns; and 

e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban 

land. 

 

5.9. Paragraph 143 states that inappropriate development is, by definition, harmful to the 

Green Belt and should not be approved except in very special circumstances. Paragraph 

144 advises that when considering any planning application, local planning authorities 

should ensure that substantial weight is given to any harm to the Green Belt. ‘Very 

special circumstances’ will not exist unless the potential harm to the Green Belt by reason 

of inappropriateness, and any other harm resulting from the proposal, is clearly 

outweighed by other considerations. 

 

5.10. Paragraph 145 outlines that a local planning authority should regard the construction of 

new buildings as inappropriate in the Green Belt. Exceptions to this are: 

 

c) the extension or alteration of a building provided that it does not result in 

disproportionate additions over and above the size of the original building 

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

materially larger than the one it replaces 

 

Sevenoaks District Core Strategy 

 

5.11. Policy SP1 states that 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.  
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5.12. Policy LO8 outlines that the countryside will be conserved and the distinctive features 

that contribute to the special character of its landscape and its biodiversity will be 

protected and enhanced where possible.  

 

Sevenoaks Allocations and Development Management Plan (ADMP) 

 

5.13. Policy EN1 outlines general development criteria for development in the District.  

 

5.14. Policy EN2 states that proposal will be permitted where they would provide adequate 

residential amenities for existing and future occupiers of the development and would 

safeguard the amenities of existing and future occupants of nearby properties.  

 

5.15. Policy EN5 outlines that proposals within the Area of Outstanding Natural Beauty 

(AONB) will be permitted where the form, scale, materials and design would conserve 

and enhance the character of the landscape and have regard to the Kent Downs AONB 

Management Plan and guidance.  

 

5.16. Policy GB1 outlines criteria which relates to limited extensions to dwellings in the Green 

Belt. Proposals to extend an existing dwelling within the Green Belt which would meet 

the following criteria will be permitted: 

 

a) the existing dwelling is lawful and permanent in nature; and 

b) the design responds to the original form and appearance of the building and the 

proposed volume of the extension, taking into consideration any previous extensions, is 

proportional and subservient to the 'original' dwelling and does not materially harm the 

openness of the Green Belt through excessive scale, bulk or visual intrusion; and If the 

proposal is considered acceptable when considered against criteria a) and b), the 

following criterion will then be assessed and must also be met for the proposal to be 

considered appropriate: 
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c) the applicant provides clear evidence that the total floorspace of the proposal, together 

with any previous extensions, alterations and outbuildings would not result in an increase 

of more than 50% above the floorspace of the "original" dwelling (measured externally) 

including outbuildings within 5m of the existing dwelling. 

 

5.17. Supporting paragraph 7.20 states that “unlike previous versions of the Sevenoaks District 

Local Plan, the floorspace of the "original" dwelling does not include some outbuildings. 

Policy GB3 sets out the approach to outbuildings and any proposals for some 

outbuildings within 5m of the existing dwelling will be treated as an extension under 

Policy GB1”.  

 

5.18. In addition, paragraph 7.26 states that “clusters of buildings would have a more intrusive 

impact upon Green Belt openness and if the proposed outbuilding would be located 

within 5m of the existing dwelling, proposals for residential outbuildings will be treated 

as an extension under Policy GB1.” 
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6. PLANNING MERITS: 

 

6.1. In light of the foregoing policy assessment and description of the proposed development, 

the following main issues will be considered: 

 

• Design, Scale and Bulk –Surrounding Landscape 

• Green Belt / Very Special Circumstances 

• Relationship with neighbouring properties 

• Other planning considerations 

 

Design, Scale and Bulk –Surrounding Landscape  

 

6.2. The existing garage, which was approved in 1969, is in a poor state of repair and 

currently detracts from the appearance of the property.  

 

6.3. The replacement garage has been designed to appear harmoniously with the main 

dwelling, with matching materials which will create a cohesive character of built form on 

the site. The pitched roof will reflect the existing roofscape of the main dwelling which 

ensures a visual symmetry between buildings.  

 

6.4. In terms of height, the garage will appear subserviently against the main front gable of 

the dwelling. The garage will appear modestly against the dwelling and will appear 

ancillary in terms of appearance and function.  

 

6.5. Although the garage will be brought forward and will be line with the front building line 

of the property, it will still be set well back from the highway. It will therefore appear 

discreetly on site and from the wider public realm. The garage will be located close to the 

dwelling and will not appear visually intrusive within the landscape / wider AONB. 
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6.6. The proposal is therefore in full accordance with Policies SP1 and LO8 of the Sevenoaks 

Core Strategy and Policies EN1 and EN5 of the Sevenoaks ADMP.  

 

Green Belt / Very Special Circumstances 

 

6.7. The terms of Policy GB1 of the Sevenoaks ADMP dictates that the garage, as it is within 

5m of the dwelling, should be treated as an extension rather than as an outbuilding, which 

would be assessed under Policy GB3.  

 

6.8. When assessing extensions to existing buildings in the Green Belt, it is essential to 

analyse its impact on openness. Openness is, to a large extent, the absence of perceived 

development, whether in the form of buildings, engineering or other operations or a 

material change of use of land.  

 

6.9. The dwelling is lawful and permanent in nature and therefore meets criteria (a) of Policy 

GB1 of the ADMP. In terms of criteria (b) it has been outlined above that the design of 

the garage responds to the original form and appearance of the building and is 

proportional ensuring it is not visually intrusive through excessive scale and bulk.  

 

6.10. In terms of criteria (c), when reviewing the planning permission 09/01996/FUL the 

Council concluded that the extensions permitted would take it over the 50% threshold 

prescribed within Policy GB1. This would have included the existing garage, given its 

position within 5m of the dwellng.  

 

6.11. However, the proposed garage under this application is the same floor area as the existing 

structure (34.26sqm). Therefore, the proposal will therefore not add any further floor area 

to the property than the existing garage. Although the replacement garage will add some 

mass to the roofscape, it has been demonstrated that the design of this will not be visually 

intrusive or excessive in terms of scale and bulk. The proposal will therefore not have a 

harmful impact on the openness of the Green Belt.  
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6.12. For the above reasons, the proposal will preserve the openness and permanence of the 

Green Belt and will be appropriate development. Therefore, the proposal will be in 

accordance with paragraph 145 of the NPPF and Policy GB1 of the Sevenoaks ADMP.  

 

Relationship with neighbouring properties 

 

6.13. The proposed garage is located away from neighbouring properties, given its position on 

the plot. It will therefore have no impact on the privacy, light or outlook of neighbours.  

 

6.14. Given the above assessment the proposal will not have any impact on neighbouring 

amenity and is in accordance with Policy EN2 of the ADMP.  

 

Other planning considerations  

 

(i) Community Infrastructure Levy (CIL) 

 

6.15. CIL is not applicable in this instance as the extension does not exceed the 100sqm 

threshold.  

 

(ii) Parking 

 

6.16. There will continue to be ample space on site to park vehicles. The proposal will 

therefore have no impact on the public highway.  
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7. CONCLUSION 

 

7.1. This Planning Design and Access Statement has outlined that the existing garage to be 

replaced as part of this proposal is in a poor state of repair. The replacement garage will 

enhance the appearance of the dwelling and site through matching materials and 

roofscape, creating a cohesive character to the built form. It has been located discreetly 

on site to ensure it will not be visible from the street scene or intrusive within the wider 

landscape. The new garage will therefore enhance the setting of the AONB.  

 

7.2. With regard to the Green Belt, this statement has identified that the replacement garage 

will be the same floor area as the existing. It will not appear excessive in scale or volume 

and is therefore a proportionate addition to the dwelling in line with the NPPF and Policy 

GB1 of the Sevenoaks ADMP.  

 

7.3. The proposed development will preserve the amenity of adjoining occupiers in terms of 

privacy, outlook, daylight and sunlight.  

 

7.4. In view of the above, it is concluded that the development proposed in this application is 

consistent with the aims and detailed requirements of the National Planning Policy 

Framework and as such, should be given planning permission. 

 

 

 

 

 

 

 

 

 


