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Introduction, Site Description and Background to the Proposals 

 

 

1. A detailed planning application is submitted by Mr Roger Gulliver, the owner of the site and 

the adjoining land known as Bank Buildings.  The proposals relate to the construction of a pair 

of 2 storey, 3-bedroom semi-detached dwellings, served off an existing vehicular access from 

Station Road, proposed to be widened as part of the residential redevelopment of the Bank 

Buildings site as approved under consent reference SE/20/03662/FUL.  This access is proposed 

to be shared, leading to dedicated private off-road parking spaces, 5 of which are allocated to 

the 2 new dwellings.  The units will also benefit from cycle provision, refuse storage facilities 

and EV charging points. 

 

2. Both the Bank Buildings site and application site sit within the built confines of Otford village 

and within a highly sustainable location.  Otford railway station, offering fast and frequent 

services to London Victoria, is sited within a two minutes’ walk to the west.  There is also ready 

access to local retailing, commercial, community and education facilities, all of which are within 

easy walking distance. The site is also within a five minutes’ drive of two national 

supermarkets, and three commercial/retail/industrial estates.  

 

3. Residential properties sit behind (south – Pilgrims Oast) and opposite (north) the site. The 

Bank Buildings site stands immediately to its west.  The former office buildings on the Bank 

Buildings site have recently been demolished and following discharge of relevant conditions, 

works are due to commence under planning permission SE/20/03662/FUL for the construction 

of 4 new dwellings on that land.  The Chalk Pit recreation ground is located further to the east 

and south of the site. There is a network of public footpaths in the vicinity with the availability 

of numerous pleasant walks across the Otford Hills and North Downs.  

 
4. The application site is a small area of land fronting Station Road, equating to 0.06 ha which is 

principally hard surfaced, open and of derelict appearance.  There is a small group of trees 

along the boundary with Station Road and other trees and scrubland which run along part of 

its east and south eastern boundaries leading to the Chalk Pit recreation area. The land was 

formerly without its own vehicular access point off Station Road but has in recent years been 

informally used for parking in association with the Bank Buildings site, utilising a shared access 

with Bank Buildings.   
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5. Following the grant of planning permission for the residential redevelopment of the adjoining 

site, the Applicant now seeks to make more effective use of the subject site which is seen as 

wasted and under-used land and where the opportunity now exists to put it back into beneficial 

use.  

 
6. The application is accompanied by:   

 

i. Drawing numbers 6509-PD1- 01A, 02F, 03B, 04C and 10 (Offset Architects) 

ii. Drawing number 6509-PD-04 (Offset Architect) showing open space details 

iii. Design and Access Statement October 2021 Rev B (Offset Architects)  

iv. Historic Environmental Desk Based Assessment August 2021 (Wessex 

Archaeology) 

v. Arboricultural Report July 2021 with Tree Survey Plan and Tree Protection Plan 

October 2021 (Sylvan Arb) 

vi. Noise Assessment July 2021 (Lustre Consulting) 

vii. Planning Statement November 2021 (Howard Sharp and Partners LLP) 

viii. Contaminated Land Risk Assessment October 2021(Soil Environment Services 

Limited) - with 

Appendix A – Landmark Historical Map Records/Envirocheck – x 2 documents and 

Appendix B – Environmental Data – Landmark/Envirocheck. 

Appendix C – Risk consequence (attached to CLR Assessment) 

ix. Preliminary Ecological Appraisal (PEA) 5th August 2021 (Native Ecology) 

x. CIL Requisition of Information form 

 

 

i. Planning History 

 

7. There is no recent planning history associated with the application site. However, the public 

planning history records reveal that there have been a number of planning proposals in the 

past under references SE/08/01780, SE/10/00541/FUL, SE/13/00562/FUL and SE/15/00881.   

 

8. The decisions relating to alternative residential proposals, as referenced above, were made 

in the context of the site being the subject of an open space designation and without a 

vehicular access point.  However, it is understood that such decisions were taken without the 

full knowledge of the history of the site, specifically that relating to its residential use.  The 

Applicant submits that this represents a very material consideration in reviewing the merits 

of a residential redevelopment of this site.   
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9. In this respect, the Applicant highlights the fact that the land was formerly occupied by a pair 

of semi-detached cottages, known as Otford House, which stood on the land until at least the 

mid 1960’s and sitting in their own residential curtilages.  Photographs of the cottages and 

ordnance survey map extracts are included within the Applicant’s Design and Access 

Statement and the Historic Environmental Desk Based Assessment respectively, which clearly 

show the presence of these two dwellings.  

 
10. In addition, it should be noted that West Kent Housing Association submitted a scheme under 

reference SE/97/2611 for a new sheltered housing scheme comprising 36 flats for the elderly 

on land adjoining Oast House, Station Road.  The proposals included the demolition of Bank 

Buildings and the provision of a wide vehicular access running across the site from Station 

Road to serve the new housing development proposed to be sited to the rear.  This scheme 

secured a recommendation to grant consent from the Planning Officer, although it is 

understood the application was subsequently withdrawn. 

 

11. The Applicant is mindful that the land is now shown as forming part of site no. 698 Chalk Pit 

Recreation Ground, Otford, as referenced within the Open Space, Sport and Leisure Study 

2018 and the map accompanying the open space designations under Appendix 6 of the 

Proposed Submission Version of the Local Plan.   

 
12. The Applicant submits that there is no basis for inclusion of this land as part of the open 

space (GI 2) which is shown by blue edging on drawing no. 6509-PD-04, submitted with this 

application.  This plan shows the extent of the subject land in the context of the principal 

area of Natural and Semi-Natural Green Space as shown under site no. 698 and as edged 

red on the drawing.      

 

13.  Site no. 698 is defined as providing Natural and Semi-Natural Green Space and comprises an 

area of 3.33 hectares.  The application site measures only 0.06 hectare and in the context of 

the overall designation accordingly equates to only 1.8% of the Chalk Pit Recreation Ground 

designation. The Applicant contends that not only does the removal of this land from the 

Natural and Semi-Natural Green Space designation represent a de minimis change, but the 

basis for inclusion of the site in the first place within the designation is flawed in the light of 

the very relevant fact that the land does not form part of the Chalk Pit Recreation Ground, is 

not a natural or semi-natural green space and was formerly in residential use.  As referenced 

above, the cottages are clearly identified on many of the ordnance survey maps appended to 

the heritage report, differentiating this land from the adjoining chalk pit quarry site to the east 
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and south in both its use and physical characteristics. Whilst the dwellings have been 

demolished, the residential use of the land in the past has been established.    

 

14. Furthermore, the land does not provide any natural or semi-natural green space of public 

value.  It is aesthetically unattractive in its derelict state, is not accessible by the public and 

forms no association with the recreation ground to the south.  The application site is also not 

identified as having any special value within the Open Space Study which also states that there 

is an over-supply of Natural and Semi-Natural space of 2,148 hectares, with Otford benefiting 

from significant swathes of Natural and Semi-Natural Green Space, as shown on the proposed 

Open Space Map November 2018 accompanying the Proposed Submission Version of the Local 

Plan.   

 
15.  Having regard to these relevant facts, the Applicant has accordingly challenged the ongoing 

designation of the subject land, submitting that there is no merit in its ongoing inclusion.  This 

is the subject of separate consideration through the consultation procedures associated with 

the formulation of the new Sevenoaks Local Plan. However, the Applicant notes the serious 

delays and associated uncertainties being incurred in relation to the progress of this updated 

Local Plan.  As a consequence, having regard to the number of very material considerations 

that have been identified in relation to the application site which the Applicant submits have 

not been formerly addressed, it is considered appropriate to now promote these proposals.  

These are considered capable of being addressed on their individual merits and against the 

very relevant planning history and policy background, as highlighted by the Applicant.  

 
 
 

The Development Plan 

 

16. The proposals are promoted in the context of the Development Plan which comprises the 

Sevenoaks Core Strategy (2011) and the Allocations and Development Management Plan 

(2015) (ADMP).  Reliance is also placed on the contents of the National Planning Policy 

Framework 2021.  Reference is also made to the Proposed Submission Version of the new 

Local Plan, but this document has not as yet been adopted and accordingly little weight can 

currently be attached to its contents. 

 

17. The Proposals Map accompanying the Local Plan shows the application site lying within the 

built confines of Otford.  Along with the whole of the surrounding area, it is also subject to an 

Area of Archaeological Notification Area designation.  As referenced above, it is included within 

an Open Space designation, associated with the Chalk Pit Recreation Ground under reference 
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GI 2 site no. 698 but forms only 1.8% of this designation.   It lies outside both the Conservation 

Area and Area of Outstanding Natural Beauty designation. 

 

18. Whilst noting the open space policy designation, the Applicant contends that the history and 

former and current uses as well as the fact that the site lies within the settlement confines of 

Otford are important material considerations. The site has benefited from a residential use in 

the past and has been used for parking in more recent years.  The Applicant contends it 

provides no public benefit in leaving it in its derelict and unkempt state when it could revert 

to its former use by way of its occupation with a sensitive, small scale residential development. 

 
19. Core Strategy Policy SP 10 addresses open space, requiring the retention of open space 

identified of value to the local community.  The Allocations and Development Management 

Plan Policy GI 2 seeks to protect the loss of open space. Redevelopment of such designated 

sites is permitted if, inter alia, the open space is surplus to requirements; and that there is no 

need for an appropriate alternative community, sports or recreational use. 3.33 hectares of 

land associated with the Chalk Pit Recreation Ground will be reduced to 3.27 hectares.  The 

site stands within an area which is identified as having a plethora of open space and the site 

itself is divorced from the Chalk Pit Recreation Ground.  It offers no community, sports or 

recreational function.   The Open Space Study also demonstrates that there is a significant 

surplus of Natural and Semi-Natural Green Space.   

 
20. Furthermore, the site is understood to have been formerly acquired for the purposes of 

highway improvements which were not subsequently implemented.  The Applicant can find no 

evidence that either the residential use or highway purposes were assessed as a material 

consideration when seeking to justify any open space designation over the site in association 

with the wider Chalk Pit Recreation Ground.  The land has its own boundary delineation, is in 

different land ownership, lacks significant vegetation or tree cover, and has no value nor has 

been identified as being needed for alternative community, sports or recreational use.  It is 

therefore submitted by the Applicant to be surplus land which historically and significantly has 

been the subject of residential development.  The site can now be put back into beneficial use 

with incentives to enhance its environmental qualities by way of ecological and landscaping 

proposals.   There is accordingly no conflict with the objectives set out under Core Strategy 

Policy SP 10 or ADMP Policy GI 2. 

 

21. As it stands within the built confines of Otford, reliance is placed on the contents of Core 

Strategy Policies LO1 and LO7 which identify that development on a modest scale in Otford 
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will be permitted where it can take place in an acceptable manner consistent with local 

character.   

 

22. The Applicant submits that the proposals represent a small-scale redevelopment of the land 

through the replacement of the two former cottages and the existing hardstanding areas 

occupied by parking by a high quality designed development comprising a pair of 3 bedroom 

dwellings, each benefiting from its own residential curtilage and set sensitively within the site 

to enable landscaping to be introduced to screen and soften the built form in the context of 

the woodland backdrop which will continue to remain visible from the public realm.   

 
23. The site sits in the urban confines, with other substantial residential development to its north, 

south west and west, including the new development of 4 flats immediately adjacent to the 

site, all of which contribute to a very mixed character, scale and style of development in the 

area.  The scheme is presented as one that makes effective and optimum use of the site which 

accords with the eclectic character of the area and respects neighbouring properties and their 

associated amenities.   The design ensures that the development enjoys a frontage to the road 

and is only two storey in scale to respond to the Otford Village Design Statement and ensure 

a positive street presence is achieved.  The dwellings are orientated a manner to enable the 

dwellings to sit comfortably within their plots, allowing private amenity space to be provided 

with dedicated off-street parking via a shared access drive and enabling landscaping to be 

introduced across the frontage and along the eastern boundary with the adjoining scrubland.   

 

24. The small scale scheme has also been designed and sited to respond to the local environment 

and specifically address the characteristics associated with surrounding land and buildings, 

including the building known as Pilgrims Oast to the south west which will continue to be 

visually appreciated from Station Road, albeit not identified as a building having any specific 

merit.   The proposals are promoted as ones that seek to enhance both the site and immediate 

area, allowing vistas of the woodland behind and to the east of the site to be secured, and the 

two small units of accommodation respond to the recognised need for new housing within the 

District.  The Applicant submits that the objectives and design principles set out under Core 

Strategy Policy SP1 and Policy EN1 of the Sevenoaks Allocations and Development 

Management Plan (ADMP) are therefore fully respected. 

 

25. ADMP Policy EN2 looks to ensure existing residential amenities are safeguarded and adequate 

amenities are provided for future occupiers.  The scheme has been designed, sited and 

orientated in a manner which ensures that there is no adverse overlooking or loss of privacy 

to Pilgrims Oast which stands to the south west and which is protected by boundary vegetation, 
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as well as the new flatted development to the west of the site.   Details of orientation and 

relationship of the new dwellings and neighbouring properties are shown on the application 

drawings and addressed within the Design and Access Statement.  Dwellings on the other side 

of Station Road are set back within their curtilages and separated from the subject land by 

pavements and the main road.  The dwellings will benefit from a quality outlook and with their 

own private amenity spaces, whilst ensuring overlooking/loss of privacy with neighbouring 

dwellings is avoided.   

 

26. Having regard to the proximity of the site to the railway station, a Noise Impact Assessment 

also accompanies the application.  The details contained therein demonstrate that this 

development can be satisfactorily secured, with appropriate mitigation measures put in place, 

to ensure the residential amenities of future occupiers of the two dwellings are fully protected.  

The application site sits to the east of a recently approved scheme of 4 units within a flatted 

development which stands in closer proximity to the station than the application site itself and 

where acoustic measures have been deemed acceptable.  The Applicant submits therefore that 

there is no justification to reject this development on the grounds of noise intrusion.  

 

27. The development is therefore contended by the Applicant to also accord with the objectives 

set out under Policy EN2. 

 

28. The application site has been assessed by a professional arboricultural consultant and care 

exercised to ensure that trees identified as having significance will not be impacted. There are 

no trees of importance within the application site itself and the proposals involve the removal 

of only a few trees which fall within the low value C and U categories.  Full details are set out 

within the Applicant’s arboricultural report and accompanying tree survey and tree constraints 

plan.  The loss of these trees has been identified as not likely to give rise to any harmful impact 

on the visual amenity of the locality and where mitigation measures can also be put in place 

by means of additional landscaping over the site.  The opportunity presents itself to improve 

the landscape setting with the introduction of new trees and associated planting as part of the 

development, both within the site and along site boundaries, to soften the impact of the built 

form, albeit that it is recognised that the site sits within a highly sustainable urban location 

and where other development, both residential and commercial is prominent within the street 

scene and set close to the main road.  These all form part of the character of the area and the 

application proposals are presented as positively responding to this local character.  Full 

landscaping details associated with the application site can be achieved by way of the 

imposition of a suitably worded landscaping condition in accordance with the terms of 

paragraph 56 of the National Planning Policy Framework 2021 (NPPF). 
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29. In addition, the Applicant is looking to enhance the biodiversity qualities of the site. Whilst the 

site is limited in size, professional input has been commissioned to review how new biodiversity 

measures can be introduced.  The initial survey work undertaken and as set out within the 

Preliminary Ecological Appraisal accompanying the application documentation confirms that no 

further survey or assessments are recommended for designated sites, protected species or 

habitats.  Mitigation, without the requirement for further survey work, is also recommended 

for bats, hazel dormice, reptiles, badgers, hedgehogs and nesting birds.  The appraisal 

provides recommendations for appropriate biodiversity enhancement measures which the 

Applicant is willing to put in place as part of these development proposals. These can be 

addressed under a planning condition.    

 

30. The application is accompanied by a historic environment desk-based assessment, as 

referenced above, to address the impact of any new residential development on the historic 

environment, noting the site lies within an Archaeological Notification Area relating to Pilgrims 

Way. The report has confirmed that there are no overriding heritage constraints likely to 

prohibit development.  The development is not expected to cause harm to the significance of 

any designated or undesignated heritage asset through the proposed change in their setting.  

The report also highlights the historic use of the site for residential purposes.  The development 

is not accordingly submitted to give rise to any conflict with ADMP Policy EN4 nor the objectives 

set out under Chapter 16 the National Planning Policy Framework (as updated 2021), as 

detailed within heritage assessment.  

 

31. A Contaminated Land Risk Assessment has also been prepared and is submitted as part of the 

application documents.  This report concludes that ‘no significant plausible pollutant linkages 

or significant uncertainties are considered to exist therefore no further investigation is 

considered to be needed.’ 

 

 

The National Planning Policy Framework 2021 (NPPF) 

 

32. The NPPF recognises the importance of optimising the development potential of sites and 

ensuring a sufficient supply of homes is delivered within each district.  The housing shortfall 

identified in Sevenoaks is under review.  Whilst these proposals relate to a small site, the 

Applicant submits that the development will assist in meeting housing targets within the 

Sevenoaks District. The Applicant is mindful of the contents of paragraph 11 setting out the 

presumption in favour of sustainable development and 11(d) which states ‘where there are no 
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relevant development plan policies, or the policies which are most important for determining 

the application are out of date’ then planning permission should be granted, unless ‘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 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.’  The Applicant submits that the identified 

land supply shortage in the District remains very relevant when assessing the merits of these 

proposals and there are no clear reasons for refusing consent. 

 

33. Paragraph 69 goes on to recognise that small and medium sized sites can make an important 

contribution to meeting the housing requirement of an area and are often built-out relatively 

quickly.  Local authorities are therefore required to, inter alia, support the development of 

windfall sites and when determining these give great weight to the benefits of using suitable 

sites within existing settlements for homes.  This sustainably located site is one such site 

where these objectives can be readily met.  The scheme should accordingly be fully supported. 

 

34. Paragraph 119 goes on to require planning decisions to promote the effective use of land in 

meeting the need for homes and other uses, while safeguarding and improving the 

environment and ensuring safe and healthy living conditions.   

 

35. When determining applications, paragraph 120 requires substantial weight to be given to the 

value of using suitable brownfield land within settlements for homes and appropriate 

opportunities to remediate despoiled, degraded, derelict, contaminated or unstable land should 

be supported.  The paragraph looks to the promotion and support ‘of development of under-

utilised land …. especially if this would help to meet identified needs for housing where land 

supply is constrained and available sites could be used more effectively.’  As referenced above, 

the Applicant notes the District’s current housing land supply shortage and this represents a 

further very material consideration in the determination of these proposals. 

 
36. Chapter 12 addresses design and paragraph 130 goes on to require decisions to ensure that 

development is visually attractive as a result of good architecture, layout and appropriate and 

effective landscaping.  Appropriate innovation or change should not be prevented or 

discouraged and development should optimise the potential of the site.  The Applicant contends 

that a high quality sympathetically designed scheme has been evolved which meets these 

objectives and which will enhance this derelict and despoiled site and be a credit to the 

surrounding area, thereby according with the NPPF design principles.  

 



 

Page 11 of 11 

37. These proposals are therefore promoted as ones that directly respond to NPPF objectives, as 

highlighted above, where more effective use of this sustainably located site can be secured, 

whilst ensuring the development is seen to complement the street scene and respect adjoining 

development and their associated residential amenities. 

 

 

Conclusions 

 

38. Having regard to the above, this application is commended to the Council as one that can be 

positively received.  The redevelopment of this site, formerly occupied by two x two storey 

dwellings, will result in an inconsequential reduction in open space associated with the Chalk 

Pit Recreation Ground.  In any event, it is noted that there is a significant over-supply of such 

land in the District and Otford is identified on the Open Space Map accompanying the Open 

Space Study as benefiting from significant swathes of Natural and Semi-Natural Green Space.   

39. The Applicant submits that the proposals accord with relevant policies of the Development 

Plan, as referenced above and meet the objectives set out within the NPPF.  In these 

circumstances, the presumption in favour of this sustainable development, as set out under 

paragraph 11 of the NPPF can be readily applied and planning permission should be granted, 

subject to the imposition of relevant conditions in accordance with paragraph 56. 


