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Disclaimer 
 
***UPDATE*** This report has been produced by Powerhaus Consultancy (PHC) and is intended for the sole and exclusive use 
of the instructing client. The report shall not be distributed or made available to any third party or published, reproduced or referred 
to in any way without the prior knowledge and written consent of PHC. The report does not constitute advice to any third party 
and should not be relied upon as such.  PHC accepts no liability or responsibility for any loss or damage to any third party arising 
from that party having relied upon the contents of the report in whole or in part. 
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1.0 INTRODUCTION AND DESCRIPTION OF DEVELOPMENT 

i) Introduction 

1.1 This Planning Statement (“the / this statement”) has been prepared by PowerHaus Consultancy 
on behalf of the applicant Mr Kai Midgley, as part of an application for the development of a new 
dwelling and replacement of existing built garages on the Land Adjacent to Shoreham House, 
Shoreham House, Church Street, Shoreham, Kent, TN14 7RY. 

1.2 The site is located within the planning jurisdiction of Sevenoaks District Council (SDC). The site 
is located within the Green Belt, the Kent Downs Area of Outstanding Natural Beauty (AONB) and 
the designated Shoreham Conservation Area. It is previously developed land containing ten built 
garages serving the parking requirements of Shoreham House (NPPF Definition Annex 2 – 
permanent structure and associated fixed surface infrastructure). A site location plan showing the 
site in the context of the surrounding area is submitted as part of this application and attached at 
Appendix 1.  

1.3 The application is presented by Mr Kai Midgely one of the residents of Shoreham House and has 
been formulated in agreement and in discussion with the other residents of the Shoreham House, 
which comprises seven apartments. Each of the residents has a parking space within the existing 
pre-fabricated single storey garages that form the application site. The scheme will replace these 
existing poor quality garages with new highly designed garages and some surface visitor parking. 
The development will help residents recuperate personal funds used to fund the roof works and 
maintenance requirements granted and referred to in the Planning History Table 2.1 below. 

1.4 Shoreham House is not listed but is a valued historic building within the Shoreham conservation 
area. Many of the residents cannot afford their share of the financial contribution to the works. 
The sale of this plot to Mr Kai Midgley will contribute to a share of the value generated, which 
each Shoreham House resident will be able to utilise towards the maintenance costs of Shoreham 
House. 

1.5 Notwithstanding these financial considerations, the proposed house and replacement garages 
are considered to align with adopted policies and enhance the character of the conservation area, 
which will be considered further below. 

1.6 The description of development for the application is as follows:  

“Erection of one three-bedroom two storey house with basement and double garage and 
demolition and replacement of ten single storey garages with two garage blocks and four 
surface level car parking for 11 cars.”  

 
1.7 Further details of the application are provided in Section 2 of this statement and on the drawings 

and Design and Access Statement (DAS) submitted as part of the application. 

1.8 The application follows the Council’s recent refusal of application 21/01404/FUL dated 
09/07/2021 which proposed a much larger house. This proposal has been significantly reduced 
to address the grounds for refusal of that application. The scale of the replacement garages have 
also been amended to reduce the height of the garage roofs by creating a dormer top, which 
reduces the massing of the buildings in elevation. The Council refused the application on 5 
grounds, including.  

• The land lies within Metropolitan Green Belt where strict policies of restraint apply. The 
proposal would be inappropriate development harmful to the maintenance of the character 
of the Green Belt and to its openness. The Council does not consider that the special 
circumstances put forward in this case are sufficient to justify overriding policy with the 
National Planning Policy Framework. 



 

 
PLANNING STATEMENT 
LAND ADJACENT TO SHOREHAM HOUSE 3 

 

• The proposal would harm the setting of the nearby listed buildings because of the large 
size of the proposed dwelling and the cluttered design of the development as a whole. This 
conflicts with the National Planning Policy Framework and policies SP1 of the Sevenoaks 
Core Strategy and EN4 of the Sevenoaks Allocations and Development Management Plan. 

• The land lies within the Shoreham Conservation Area. The proposed development would 
harm the character and appearance of this area due to the large size of the proposed 
dwelling and the cluttered design of the development as a whole. This conflicts with the 
National Planning Policy Framework and policies SP1 of the Sevenoaks Core Strategy and 
EN4 of the Sevenoaks Allocations and Development Management Plan.  

• The land lies within an Area of Outstanding Natural Beauty. The proposal would fail to 
preserve or enhance the character and appearance of the area due to the large size of the 
proposed dwelling and the cluttered design of the development as a whole. This conflicts 
with policy EN5 of the Sevenoaks Allocations and Development Management Plan.  

• The proposal would harm the character and appearance of the area because of the large 
size of the proposed dwelling and the cluttered design of the development as a whole. This 
conflicts with the National Planning Policy Framework and policies SP1 of the Sevenoaks 
Core Strategy and EN1 of the Sevenoaks Allocations and Development Management Plan. 

1.9 Each of these five reasons for refusal has been considered and addressed within this application 
submission. It has also been informed by and responds to pre-application advice received from 
the Council which is described further below.  

Purpose and Format of the Planning Statement 

1.10 The purpose of this statement is to provide information to allow the necessary considerations of 
the application against relevant planning policies and all other material considerations. The 
statement sets out how the relevant policies and material considerations in the determination of 
the application have been taken into account.  

1.11 The statement forms part of the information submitted as part of this application and is to be read 
in conjunction with the following submitted application documents (Table 1.1 and Table 1.2). 

Table 1.1 – Submitted Application Documents 
Document Title Author 

Application Form, Notices and Ownership 
Certificates 

PowerHaus Consultancy 

Site Location Plan Andrew Barrett Architects  
Design and Access Statement Andrew Barrett Architects 
Existing and Proposed Drawings  Andrew Barrett Architects 
Arboricultural Report Chartwell Tree Consultants Ltd 
Preliminary Ecological Assessment The Ecology Partnership  
Heritage Statement PowerHaus Consultancy 

 
Table 1.2 – Submitted Application Drawings 

Drawing Title Drawing Reference 
Location Plan  CS-992-PD-B-000 
Existing Site Plan CS-992-PD-B-001 
Existing House Elevations CS-992-PD-B-002 
Proposed Site Plan CS-992-PD-B-003 
Proposed Floor Plans and Elevations  CS-992-PD-B-004 
Proposed Garage Buildings CS-992-PD-B-005 
Proposed Road Elevation and Site Cross 
Section 

CS-992-PD-B-006 

 
1.12 This statement demonstrates that the application: 
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• Has been prepared in the context and informed by pre-application discussions with SDC; 
• Delivers a high-quality home in a highly sustainable location; 
• Does not affect the five purposes of the Green Belt or result in harm to the openness of the 

Green Belt; 
• Continues to protect and enhance the valued AONB; 
• Does not result in harm to the character of the conservation area; 
• Is in accordance with the relevant planning policies at national, strategic and local level 

constituting sustainable development.  
 
1.13 Section 2 of this Statement describes the site surroundings and the relevant planning history; 

Section 3 sets out the relevant planning policies; Section 4 provides an assessment of the 
application against relevant planning policies; and Section 5 provides a summary and 
conclusions. 

Pre-Application Advice 

1.14  A request for pre-application advice was sent to SDC in September 2020. A virtual meeting was 
held with Planning Officer Mike Holmes on 15 October 2020 and feedback was received on 16 
October 2020, which is attached at Appendix 2.  A summary of the key points raised is provided 
below. Where applicable, an explanation of how the issue has been addressed is given and is 
shown in italics:  

• Concerns about the proposal complying with the exceptions to inappropriate development set 
out in paragraph 145 (now paragraph 149) of the NPPF, criterion “e) limited infilling in 
villages”. The Council considers that the development does not comprise an infill site within 
the Green Belt as it is outside the defined village boundary of Shoreham. The applicant 
contends that whilst the village boundary is drawn around the existing Shoreham House, the 
site and properties beyond the boundary are very much part of the defined village as 
described further in paragraphs 4.4 – 4.12 below and supported by the Conservation Area 
Assessment. 

• The Council’s Green Belt Supplementary Planning Document (February 2015) defines limited 
infill development as the completion of an otherwise substantially built-up frontage by the 
filling of a narrow gap normally capable of taking one or two dwellings only. For settlements 
where a Green Belt boundary has been defined, the boundary usually marks the edge of the 
settlement where there is a break in development or a change in character to more loose-knit 
development. Where a change of character is not apparent between the defined settlement 
and development within the adjoining Green Belt, there may be circumstances where infill 
development is appropriate in the Green Belt, provided the purposes of the Green Belt would 
not be compromised – see paragraphs 4.15 – 4.34. 

• The proposal would not meet the requirements of paragraph 145 (now paragraph 149) g) 
since the proposed development would have a greater impact on the openness of the Green 
Belt than the existing development. The applicant demonstrates that the proposed new house 
would have no greater impact on the openness of the Green Belt and the defining of the whole 
village within it – see paragraphs 4.30 – 4.32 below. 

• The Council accepts that it cannot demonstrate a 5-year housing land supply at this time, that 
the titled balance of NPPF paragraph 11d) could be engaged. However, as the development 
is situated in the Green Belt and is therefore a restriction removing the application of the titled 
balance, VSC must be demonstrated – see paragraphs 3.16 - 317 below. 

• The Council considers that there are no very special circumstances (VSC) in favour of the 
development to overcome the inappropriate development, housing need does not amount to 
VSC as demonstrated in appeal decisions, see paragraphs 3.19 – 3.20 below. 

• Proposals within the AONB may be permitted where the form, scale, materials and design 
will conserve and enhance the character of the landscape – the submitted architects drawings 
demonstrate that the proposed development reflects the scale of surrounding buildings 
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proportional to the setting of the area. The proposed materials reflect the traditional building 
materials and architectural character of the area.  

• An appropriate approach should be taken to groundworks and proposed drainage given the 
site falls within Source Protection Zone 2. The application site does not fall within Flood Zone 
2 as demonstrated by the Environment Agency Flood Maps attached at Appendix 3. 
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2.0 SITE LOCATION AND PLANNING HISTORY 

Site and Surroundings 

2.1 The application site is located within the grounds of Shoreham House located with access from 
Station Road, within the village of Shoreham. The application site currently consists of a line of 
prefabricated flat roofed lock up garages which runs along the eastern boundary. The site is 
mostly obscured from Station Road by virtue of a substantial brick wall and high fence which runs 
for the length of the frontage of the site (except the point of access). Shoreham House is a large 
detached property, which has been subdivided into seven flats over two floors and within the roof. 
A site location plan showing the site in context of the surrounding area is attached at Appendix 
1.   

2.2 The site behind the garages does not form part of the main landscaped gardens of Shoreham 
House and is therefore left more natural and wild. The car parking spaces are in use by the 
residents of Shoreham House. It is currently overgrown with mixed shrubs and trees. The 
proposed siting and layout is informed by a formal Arboricultural assessment including root 
protection areas of existing trees, albeit that the site location of the new dwelling has no existing 
mature trees on it. 

2.3 The site is located within walking distance of local amenities including Shoreham Village School, 
Raspberry Hill Park and Shoreham Village Hall. The site is located approximately 300m from 
Shoreham Train Station, providing regular services to London Blackfriars and Sevenoaks. It is a 
highly sustainable village location. 

2.4 Shoreham train station is located outside the formal village boundary. On arrival at the station, 
heading towards the village, the first significant development on the left is the Darenth Golf Course 
and wedding venue. Shoreham Place comprising approximately 20 residential dwellings is also 
located on the left on Station Road set back from the road. A short gap appears between 
Shoreham Place and The Lodge which is located to the east of the application site and also on 
the left hand side of Station Road. On the right hand side before reaching the application site is 
the vicarage and set back is St Peter and St Paul parish church, accessed from Station 
Road/Church Street around the bend opposite the village pub is Ye Olde George Inn. 

2.5 The impression on arrival by train to the village is that whilst the station is located on the edge of 
the village that it marks the start of the settlement boundary, that on reaching The Lodge and the 
Old Vicarage that the built up area starts from this point.  

2.6 The site is located within the Green Belt, the Kent Downs Area of Outstanding Natural Beauty 
(AONB) and Shoreham Conservation Area. The site is adjacent to the formal Shoreham Village 
boundary to the north west. There are a number of listed buildings located near to the site, 
including Outbuildings to the Rear of the Ye Olde George Inn (Grade II), Ye Olde George Inn 
(Grade II), Coachmans Cottage and The Old Vicarage (Grade II) opposite the site. 

2.7 The site is within the defined Flood Zone 1, however Flood Zones 2 and 3 lie to the west of the 
site – see Appendix 3. 

Relevant Planning History  

2.8 A desk-top based search has been undertaken with regards to the planning history for the site. A 
summary of the relevant planning history for the site can be found in Table 2.1 below: 

 
Table 2.1: Relevant Planning History for Shoreham House  

Application 
Reference 

Address Description Decision 
and Date 

21/01404/FUL Land Adjacent to 
Shoreham 

Erection of one three-bedroom three storey house 
with basement and double garage and demolition Refused 
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House, Church 
Street  

and replacement of ten single storey garages with 
two garage blocks and four surface level car parking 
spaces for 11 cars. 

09/09/20
21 

20/03677/HOU
SE 

Shoreham 
House, Church 
Street 

Roofing works and associated timber and masonry 
repairs and decorations.  

Granted 
09/02/20
21 

13/03730/FUL 

Eyot House, 
Church Street  

Demolition of existing detached dwelling and 
construction of a new 6 bedroom detached dwelling, 
demolition of existing detached double garage and 
construction of a new detached double garage and 
store. Construction of a swimming pool, raised 
decking area and new bridges for car and pedestrian 
access. 

Granted 
02/05/20
14 

90/01301/HIS
T 

Shoreham 
House, Church 
Street 

Conversion and extension of outhouse into two 
bedroom dwelling, as amended by letter received 
12/9/90. 

Granted 
17/09/19
90 

 

The Proposed Development 

2.9 The application proposes the demolition of the existing garage block used by residents of 
Shoreham House for parking and the erection of one three-bedroom three storey house with 
basement and double garage. The Shoreham House residents parking will be replaced by two 
garage blocks with space for seven cars and four surface level car parking for a total of 11 cars. 
The proposed dwelling will appear as a two-storey house with the second floor accommodation 
within the roof.  

2.10 The proposed dwelling has a gross internal floor area of 220.01sqm. This is a reduction of 
189.49sqm from 409.50sqm which was proposed for application reference 21/01404/FUL. The 
height has also been reduced by 1.1m and is now proposed to be 8.5m to the main ridge. Drawing 
reference CS-992-PD-B-006 Proposed Site Cross Section demonstrates the transition in height 
of the existing adjacent dwelling and the proposed development. Shoreham House varies in 
height from 8.2m to 9.50m. The proposed height is therefore considered in line with Shoreham 
House. 

2.11 The proposed double garage for the dwelling is located to the east of the house, creating an 
enclosed courtyard in front of the house. The replacement garages are proposed to the west of 
the proposed dwelling with one block forming the western boundary close to the flank wall. The 
other block will be located in parallel to the west creating a further courtyard area. A further four 
car parking spaces are provided at surface level. The scale of the replacement garages has been 
amended to reduce the height of the garage roofs by creating a dormer top, which reduces the 
massing of the buildings in elevation 

2.12 The development seeks to enhance the area through the use of high-quality design that respects 
the townscape, architectural character, building forms and alignments of this countryside village. 
The proposed materials, colours and textures reflect the traditional architectural character of a 
converted agricultural barn. The dwelling will be rendered with a traditional pitch roof and large 
scale windows front and back with only an obscured bathroom window on the elevation adjacent 
to The Lodge.  

2.13 Vehicular access to the site will be from the existing access on Station Road, which would provide 
sufficient width and capacity to serve the proposed development. The access to the right which 
extends towards Shoreham House will remain as is, to the left the drive will be realigned to provide 
access to the proposed dwelling, garage blocks and surface level parking.  

2.14 Further details of the proposed development are contained within the Design and Access 
Statement and proposed drawings, submitted as part of this Application.  
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3.0 POLICY CONTEXT  

Local Development Framework 

3.1 Under section 70 of the Town and Country Planning Act 1990 and Section 38 of the Planning and 
Compulsory Purchase Act 2004, development should be determined with regard to the 
development plan, unless material considerations indicate otherwise. Paragraph 11c of the 
National Planning Policy Framework (NPPF) (2021) states that for decision-taking this means 
approving development proposals that accord with an up-to-date development plan without delay. 

Development Plan 

3.2 For the purpose of this statement, and in accordance with s38(2), the development plans for the 
assessment of this application comprise the following documents:  

• Core Strategy (CS) DPD Adopted February 2011; 
• Allocations and Development Management Plan (ADMP) Adopted February 2015; 
• Green Belt Supplementary Planning Document Adopted February 2015; 
• Countryside Character Assessment (CCA) Supplementary Planning Document Adopted 

October 2011; and 
• Shoreham Conservation Area Appraisal Adopted July 2019  
 

3.3 Other material considerations include: 

• The National Planning Policy Framework (NPPF) (July 2021) 
• Planning Practice Guidance (2014 and regularly updated)  

 
The National Planning Policy Framework (NPPF) 

3.4 The National Planning Policy Framework (NPPF) sets out the Government’s approach to planning 
matters and is a material consideration in the determination of planning applications. Chapters 13 
(Green Belt), 15 (Conserving and enhancing the natural environment) and 16 (Conserving and 
enhancing the historic environment) are particularly relevant to this application. A separate 
Heritage Assessment deals with historic assets, policy and legislation. 

Development Plan 

Sevenoaks Core Strategy DPD (2011) 
3.5 The Sevenoaks Core Strategy is the key component of the Council’s Local Development 

Framework (Local Plan). It provides the overarching strategic principles for planning and the 
distribution of development for the period between 2006 and 2026.  

Allocations and Development Management Plan (2015) 
3.6 The ADMP was adopted by the Council February 2015 and forms part of the Local Plan for SDC 

alongside the Core Strategy. The ADMP allocates specific sites for new development, defines 
protected sites, designated Green Belt boundaries, contains detailed planning policies and 
replaces all remaining saves policies from the Sevenoaks District Local Plan, 2000.  

Green Belt Supplementary Planning Document 
3.7 The Council’s Supplementary Planning Document for development within the Green Belt 

(adopted 2015), provides detailed guidance for development located within the Green Belt.  

Countryside Character Assessment (CCA) (2011) 
3.8 The CCA defines and describes the different types and character areas of the landscape in the 

Sevenoaks District, and evaluates each area in terms of the condition of the landscape and its 
sensitivity. The assessment is used in the consideration of planning applications to supplement 
planning policies by describing the local landscape character to which the Development 
Management policies apply.  
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3.9 The CCA defines the landscape of Eynsford and Shoreham Downs as: 

• Condition – Moderate 
• Sensitivity – High  

 
3.10 They key landscape actions for Eynsford and Shoreham Downs focus on: 

• The management of the landscape to conserve historic buildings and their settings and the 
restoration of heritage landscape feature such as hedgerows, hedged lanes and woodland 
edges.  

• The open arable fields may be retained, but enclosure by hedgerows and appropriate, small 
broadleaf woodland and shaws should be restored along rural lanes and around settlements. 

• The restorage of estate farmland features such a cross-contour beech avenues would also 
augment local distinctiveness.  

 
Shoreham Conservation Area Appraisal Adopted July 2019  

 
3.11 The Conservation Area Appraisal is designed to preserve the special character of conservation 

areas. The conservation area appraisal outlines the history of the area and explains what makes 
it special. It identifies the elements that make up the character and special interest of the area, 
and those that detract from it, and provides recommendations for the area’s future management, 
which is considered further in the separate Heritage Assessment.  

Local Plan Review 

3.12 The Proposed Submission Version of the Local Plan was submitted to the Secretary of State for 
independent examination 30 April 2019. Following hearing sessions in September and October 
2019, the Planning Inspector issued the final report in March 2020. The Inspector’s Report raises 
concerns in respect of legal compliance, namely the Duty to Cooperate (DtC) and soundness. 
The Inspector found failure in respect of the DtC and as such has recommended that the Plan 
should not be adopted. SDC is now in the process of preparing a new Local Plan.  

3.13 The Council’s Local Development Scheme (LDS) was recently approved at Committee, 19 
October 2021. The LDS sets out the Council’s proposals and timetable for the production of the 
Local Plan. The Council are currently in the process of updating the existing evidence base 
documents to ensure that they remain up to date. 

3.14 Following approval of the LDS, SDC opened a ‘Call for Sites’ as part of a review of the emerging 
Local Plan. The Call for Sites if being undertaken in two stages. Stage One requests sites that 
are located within settlements and not in Green Belt and Stage Two requests sites located in 
Green Belt. Sites fitting the Stage Two criteria can be submitted from 25 November 2021. The 
Call for Sites will close January 2022.  

3.15 It is anticipated that consultation of the draft Local Plan (Regulation 18) will take place late Spring 
2022. Pre-submission publication (Regulation 19) will take place December 2022/ January 2023. 
The plan will be published Winter 2022/23 for final representations, which will be provided to the 
examining Inspector April 2023. There are no proposed policies or designations that have reached 
a material stage to be considered further as part of this appraisal. 

Sevenoaks Housing Supply Position 

3.16 The housing need identified in the CS (2011) was 165 dwellings per annum (dpa). The Housing 
Delivery Test measures net dwellings provided in a local authority area against the number of 
homes required. Based on the number of homes delivered in Sevenoaks over 3 years, between 
2017-18 and 2019-20, Sevenoaks returned a delivery measure of 70 per cent. This is less than 
the identified requirement of 85 per cent. Consequently, a 20 per cent buffer is applied to the 
housing supply calculation.   
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3.17 As the Core Strategy is more than 5 years old, under paragraph 74 of the NPPF, the Council are 
to identify and update annually a supply of specific deliverable sites sufficient to provide a 
minimum of five years’ worth of housing against their local housing need. The Council’s Five Year 
Housing Land Supply (September 2021) identifies the annual local housing need of 714. 
Sevenoaks identify that they have the capacity to deliver 2,479 residential units in the next 5 
years. This represents 2.9 years of the five year supply requirement of 4,284 (including the 20% 
buffer). Accordingly, SDC cannot demonstrate 5 years’ worth of deliverable housing sites.  

3.18 Furthermore, Paragraph 61 of the NPPF requires the level of housing need to be calculated using 
the standard method, as set out in the Planning Practice Guidance (PPG). Lichfield’s has recently 
calculated the housing needs using the Government’s currently standard methodology, which 
identifies that the housing need for SDC is 820 dpa (August 2020 – see Appendix 4). This is 
significantly greater than the Council’s Core Strategy figure of 165 dwellings per year and Action 
Plan figure of 714.  

3.19 The robustness of the Council’s supply was explored at a recent appeal (April 2021), reference 
APP/G2245/W/20/3260956 for the erection of 26 dwellings in Green Belt, Salts Farm, Fawkham. 
The Inspector undertook an assessment based upon the housing supply context acknowledging 
that even by relying upon the Council’s published figures, the shortfall against the 5-year supply 
is severe. The Inspector further noted that the Council’s grave position as regards to providing 
sufficient housing is compounded by what are limited options for building within the urban area 
given a significant proportion of the Council is protect by Green Belt and Areas of Outstanding 
Natural Beauty.   

3.20 Paragraph 11 of the NPPF sets out the presumption in favour of sustainable development. The 
Council’s Core Strategy housing requirement is not reflective of the current local housing need 
and as a consequence of the Council’s position in relation to housing land supply and the Housing 
Delivery Test, footnote 7 of Paragraph 11 d) applies in that policies which are most important for 
determining the application are out-of-date. As noted by the Inspector (appeal reference 
APP/G2245/W/20/3260956) this includes Policy LO1.  
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4.0 ASSESSMENT OF THE PROPOSED DEVELOPMENT  

4.1 This section assesses the component parts of the proposed development against the statutory 
development plan and other material considerations, as outlined in Section 3. 

4.2 The following are a list of the Local Plan policies that are relevant to the determination of this 
application and that can reasonably be considered to be consistent with the NPPF, albeit updated 
by consideration of the NPPF guidance:   

• Core Strategy (2011): 
o Policy LO1 Distribution of Development 
o Policy LO7 Development in Rural Settlements  
o Policy SP1 Design of New Development and Conservation 
o Policy SP2 Sustainable Development 
o Policy SP5 Housing Size and Type  
o Policy SP11 Biodiversity 

• Allocations and Development Management Plan (2015) 
o Policy EN1 Design Principles 
o Policy EN2 Amenity Protection 
o Policy EN4 Heritage Assets  
o Policy EN5 Landscape 
o Policy T2 Vehicle Parking  

 
4.3 The development is considered to raise the following issues: 

i) Principle of Residential Development within Shoreham village 
ii) Housing Need 
iii) Green Belt 
iv) Heritage and Conservation 
v) Landscape and Visual Impact 
vi) Design and Appearance 
vii) Transport and Highways 
viii) Trees 
ix) Ecology  

 
i) Principle of Residential Development within Shoreham Village 

4.4 CS Policy LO7 Development in Rural Settlements states that within the settlement confines of 
Shoreham, infilling and redevelopment on a small scale only will be permitted taking account of 
the limited scope for development to take place in an acceptable manner and the limited range of 
services and facilities available. New development should be of a scale and nature appropriate 
to the village and should respond to the distinct local characteristic of the area in which it is 
situated.   

4.5 Paragraph 79 of the NPPF states that to promote sustainable development in rural areas housing 
should be located where it will enhance or maintain the vitality of rural communities. Planning 
policies should identify opportunities for villages to grow and thrive, especially where this will 
support local services.  

4.6 Paragraph 119 of the NPPF continues and states that planning policies and decisions should 
(amongst other things) promote and support the development of underutilised land and buildings, 
especially if this would help meet identified needs for housing where land supply is constrained, 
and available sites could be used more effectively.  
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4.7 The site is located within the village boundary of Shoreham as implied by the Shoreham 
Conservation Area Appraisal (CAA) which states ‘entry to the village from the east; the built up 
areas of the village is still well-defined, with open fields giving way immediately to the boundary 
walls of the Old Vicarage and the Lodge on either side’. The CAA implies that the village starts 
from the Old Vicarage and the Lodge. The site is therefore very much considered within the 
boundary of Shoreham village.  

4.8 It is also clear in walking from Shoreham station that the site forms part of the village including 
the defined built up area. Both the Lodge and the existing garages are fronted by continuous 
fencing along the boundary of Shoreham House, the Vicarage and St Peter and St Paul’s Church 
and therefore all form part of the built up area of the village. Given the more significant gap 
between the residential area of Shoreham Place and the Lodge it is understandable why this area 
remains outside the village boundary and the built up area of Shoreham.  The local plan map 
does not in our view recognise the continuous character of the village formed by the application 
site and The Lodge with continuous fencing.  

4.9 It should therefore be determined in accordance with policy LO7. Even if the Council disagrees, 
paragraph 3.6 of the Green Belt Development SPD (2015) states that where a change of 
character is not apparent between the defined settlement and development within the adjoining 
Green Belt, there may be circumstances where infill development is appropriate in the Green Belt, 
provided the purposes of the Green Belt would not be compromised. The character and function 
of the Green Belt is considered further in paragraph 4.15 – 4.34 below to demonstrate that it will 
not be compromised. 

4.10 The application proposes one three-bedroom house with double garage and replacing the existing 
10 garages that are in a poor state of repair with two garage blocks to house 3 and 4 cars each. 
The garages will be single storey with low flat top/dormer roofs, reflecting the character and 
materials of Shoreham House and the wider context of the village.  

4.11 The NPPF seeks well designed development and encourages Local Planning Authorities to 
promote effective use of land in meeting the need for homes. The site is previously developed 
land as defined in Annex 2 of the NPPF. There is scope to utilise the application site, which is 
characterised by poor quality garages, delivering one house with garage and replacement 
garages to maintain the Green Belt functions and openness and contribute to the character of the 
conservation area. The proposal provides an opportunity to enhance the setting of the property 
by removing the poor quality garages to construct a new dwelling which will not affect the 
amenities of any of the adjoining properties. 

4.12 It is therefore considered that the principle of one family sized dwelling designed to reflect the 
village rural architectural character and replacement of the existing single storey garages is 
acceptable in line with policy LO7 and the Green Belt Development SPD. 

ii) Housing Need 

4.13 As set out in Section 3 above, the NPPF sets out the Government’s objective of significantly 
boosting the supply of homes, with LPAs required to meet objectively assessed housing needs 
(OAN).  SDC is now at the end of its plan period and its strategic policies are older than five years 
old. The new Local Plan has not yet reached a material stage to be relevant to the consideration 
of the application. 

4.14 As expressed in paragraph 3.16 to 3.20 the Council failed the Housing Delivery Test 2020 and 
cannot demonstrate a five year housing land supply as required by paragraph 74 of the NPPF. 
Therefore, the presumption in favour of sustainable development is engaged until shortfall can be 
addressed (NPPF paragraph 11 footnote 8). 
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iii) Green Belt 

4.15 CS Policy LO1 Distribution of Development seeks to prevent development outside of defined 
development boundaries unless it is compatible with policies protecting Green Belt and AONB 
and where it protects the rural character of the area.  

4.16 Paragraph 147 states that inappropriate development, is by definition, harmful to the Green Belt 
and should not be approved except in very special circumstances. Paragraph 149 states that the 
construction of new buildings should be regarded as inappropriate. There are, however, a number 
of exceptions to this including criterion e) limited in filling in villages and criterion g) limited infilling 
or the partial or complete redevelopment or previously developed land, whether redundant or in 
continuing use which would not have a greater impact on the openness of the Green Belt.  

4.17 The Council refused application reference 21/01404/FUL as it was considered that the proposal 
would be inappropriate development harmful to the maintenance of the character of the Green 
Belt and to its openness. The Council did not consider that the special circumstances put forward 
were significant to justify overriding policy with the NPPF.  

2.15 In light of this, the proposed dwelling has been significant reduced in size to address the Council’s 
design reasons for refusal. The proposed dwelling now has a gross internal floor area of 
220.01sqm, this is a reduction of 189.49sqm. The height has also been reduced by 1.1m and is 
now proposed to be 8.5m to the main ridge. Shoreham House varies in height from 8.2m to 9.50m. 
Drawing reference CS-992-PD-B-006 Proposed Site Cross Section demonstrates the transition 
in height of the existing adjacent dwelling and the proposed development. The proposed height 
is therefore considered in line with Shoreham House and reduced in height in comparison to The 
Lodge.  

4.18 The proposed development is previously developed land. The site currently consists of a line of 
prefabricated flat roofed lock up garages. Given the existing conditions, we do not consider that 
the proposed development would cause substantial harm to the openness of the Green Belt (as 
per the test of Paragraph 149 (g). The development represents an appropriate form of 
development given the residential context within a sensitive landscape location. As identified in 
the Shoreham Village conservation area appraisal, some parts of the village are screened from 
the surrounding countryside by existing trees and planting both within the village and adjacent to 
it preventing views into and out of the area. This part of the village is well screened from the 
surrounding countryside, views and openness of the wider Green Belt. 

4.19 Paragraph 149 e) of the NPPF allows exceptions to the inappropriateness of new buildings in the 
Green Belt, allowing limited infilling, which is mirrored by policy LO7 above also allowing for limited 
infilling.   

4.20 Whilst the NPPF does not include a definition of ‘infilling’ the Green Belt SPD provides guidance 
on the local interpretation and application of local and national Green Belt policy. It defines limited 
infill as: 

‘The completion of an otherwise substantially built up frontage by the filling of a narrow gap 
normally capable of taking one or two dwellings only’ (paragraph 3.3).  

 
4.21 With respect to infilling on the edge of defined settlements, the SPD takes the view that the defined 

boundary usually marks a break in development or represents a change in character to more 
loose-knit development, and where this is the case, infill development beyond a defined 
settlement boundary would compromise the purpose of the Green Belt therefore constituting 
inappropriate development (paragraph 3.5). Nevertheless, it states that: 

‘Where a change of character is not apparent between the defined settlement and 
development within the adjoining Green Belt, there may be circumstances where infill 
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development is appropriate in the Green Belt, provided the purposes of the Green Belt would 
not be compromised’(paragraph 3.6).  

 
4.22 The Green Belt SPD confirms that the Council defines limited infill development as the completion 

of an otherwise substantially built-up frontage by the filling of a narrow gap normally capable of 
taking one or two dwellings only. The Shoreham Conservation Area Appraisal considers the site 
within the village boundary, as explained in paragraph 4.7 above.  

4.23 The case of Julian Wood v SoS and Gravesham Borough Council [2015] established that the term 
‘village’ for the purposes of paragraph 145(e) (now paragraph 149) exception to inappropriate 
Green Belt development, is not necessarily the same as the settlement boundary.  

4.24 For context, the Julian Wood case concerned an appeal made against the refusal of planning 
permission for a single dwelling, which lay in the Green Belt but was surrounded by existing 
development. The court considered that the main issue was the interpretation of Paragraph 89 of 
the NPPF (now paragraph 149) which provides that limited infilling in villages is an exception to 
the general rule that the construction of new buildings is inappropriate in Green Belt.  

4.25 The court ruled that the policy required the decision-maker to consider whether, as a matter of 
fact on the ground, the site appeared to be in the village. The court found that the fact that the 
site lay outside the village boundary as designated in the development plan was not 
determinative.  

4.26 Appeal reference APP/G2245/W/19/3230759 (September 2019) allowed and planning 
permission was granted for the erection of a single detached dwelling on infill plot at Harefield, 
Badger Road, Badgers Mount. Despite the site lying beyond the urban confines of Badgers Mount 
as defined in the SDC ADMP, the Inspector considered that the properties lying off Badger Road 
are a continuation of the built form of Badgers Mount and comprise of part of the outer edge of 
the village. Consequently, the Inspector considered that the proposal constituted limited infilling 
in a village and would as a result fall under the exception in NPPF paragraph 149 (e). While it is 
acknowledged that every appeal has to be considered in relation to its particular site 
circumstances there are clear similarities between the two sites.   

4.27 As such, whilst the CAA defines the site within the confines of Shoreham Village, if there was any 
disagreement, it is clear that the properties lying off Station Road are a continuation of the built 
form of Shoreham Village and comprise part of the outer edge of the village. The site must be 
considered as part of the village and be considered as limited infilling as established when visiting 
the property from the train station, from the village and when viewing the site on the ground. 

4.28 The site is located within walking distance of local amenities including Shoreham Village School, 
Raspberry Hill Park and Shoreham Village Hall, all of which form an integral part of the village. It 
is considered that the site forms part of the village both in spatial and visual terms.   

4.29 The surrounding area is predominantly characterised by a mix of residential dwellings, mainly 
family sized, with the application site adjoined by residential dwellings on the north, west and 
eastern boundaries. The proposed dwelling would be located approximately 20m from The Lodge, 
the neighbouring property to the east of the site and approximately 35m from Shoreham House. 
There is a generous space in between the proposed dwelling and the neighbouring properties. 
The proposed development is considered limited infill between the existing built form.  

4.30 In terms of the impact of Green Belt purposes we note the following: 

• The function of the Green Belt in terms of checking the unrestricted sprawl of large-built up 
areas would not be affected as the proposal constitutes infilling and the ‘green wash’ defining 
the service village character remains unaltered.  

• The development would not result in coalescence of settlements. 



 

 
PLANNING STATEMENT 
LAND ADJACENT TO SHOREHAM HOUSE 15 

 

• The proposal does not represent further ‘encroachment’ into the countryside with the proposed 
dwelling contained by the confines of Shoreham House boundary, the Lodge to the east and 
the Old Vicarage to the north.  

• The proposal would not affect the setting and character of the historic part of the village as set 
out in paragraphs 4.33 – 4.51 below. 

• The proposal would not affect the ability to regenerate and recycle urban land within 
settlements outside of the Green Belt. 

 
4.31 Having regard to the above, it is considered that the proposal would represent limited infilling in a 

village that would not have an adverse impact on the Green Belt purposes in accordance with 
paragraph 149 (e) of the NPPF.  

4.32 Neither would the proposal be detrimentally to the openness of the Green Belt. Whilst Green Belt 
openness is not defined and is not just about physical views into and out of an area, the site has 
no particular open character. The location of the existing garages is set behind a strong fence line 
which contains the boundary of Shoreham House aligning Station Road. Whilst single storey they 
are permanent buildings that infill any open nature of the site. Mature trees and hedging also align 
the front of the site with many trees and shrubs that create a verdant character to the location.  

4.33 There are no views from Station Road through to the River Darent, which sits in a lower 
topography beyond Shoreham House. Nor are there views through to the north as the Old 
Vicarage is located north of the proposed application site. There is no east west open aspect to 
the location as residential properties align the Station Road frontage, contributing to the natural 
infill character of this plot to reflect the village character. 

4.34 The application proposal is therefore assessed to have no material impact on Green Belt 
openness and Shoreham Village will still be seen in any views into and out of the village as part 
of the Green Belt and wider countryside. There is no open aspect to the site that marks a relieve 
to the urban frontages to the village, which is interspersed by trees and buildings throughout the 
village. It is considered in principle to comply with the NPPF, the Core Strategy and the Green 
Belt SPD. 

iv) Heritage and Conservation 

1.15 In terms of heritage grounds for refusal the Council considered that the development: 

• Harmed the setting of neighbouring listed buildings due to the large size of the proposed 
dwelling and cluttered design of the development as a whole, contrary to policies SP1 
and EN4; and 

• Harmed the character of the conservation area due to the large size of the proposed 
dwelling and cluttered design of the development as a whole contrary to policy SP1. 

4.35 The separate Heritage Statement provides an assessment of the new application and considered 
the grounds for refusal and how the development scheme has been designed to address these.  

4.36 The relevant policies considered in this assessment are set out below.  

4.37 CS Policy SP1 Design of New Development and Conservation requires all new development to 
be designed to a high quality, responding to the distinctive local character of the area in which it 
is situated. Account should be taken of local Character Area Assessments, Conservation Area 
Appraisals and Management Plans, Village Design Statements and Parish Plans. In rural areas 
account should be taken of guidance in the Countryside Assessment and AONB Management 
Plans.  

4.38 ADMP Policy EN4 Heritage Assets states 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.  
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4.39 Paragraph 194 of the NPPF requires the applicant to describe the significance of any heritage 
assets affected, including any contribution made by their setting. The level of detail should be 
proportionate to the assets’ importance and no more than is sufficient to understand the potential 
impact of the proposal on their significance.  

4.40 Paragraph 197 sets out a series of policy objectives that local planning authorities should take 
account of in determining planning applications which includes the desirability of sustaining and 
enhancing the significance of heritage assets and putting them into viable uses consistent with 
their conservation. Local authorities should also take account of the positive contribution that the 
conservation of heritage assets can make to sustainable communities and the desirability of new 
development making a positive contribution to local character and distinctiveness.  

4.41 Paragraph 199 of the NPPF requires that great weight should be given to the conservation of a 
designated heritage asset such as a conservation area. Conservation is defined as the process 
of maintaining and managing change to a heritage asset in a way that sustains and, where 
appropriate, enhances its significance.  

4.42 Paragraph 206 goes further to state that local planning authorities should look at opportunities for 
new development within conservation areas to enhance or better reveal their significance.  

Heritage Assessment  
4.43 In accordance with the requirements of the NPPF, the significance of the designated heritage 

assets which will be affected by the application proposals have been described in the separate 
Heritage Statement. This includes an assessment of the contribution made by the application site 
to the significance of Shoreham Conservation Area and the setting of the neighbouring listed 
buildings. There are no other heritage designations affecting the site.  

4.44 The important setting of both the Lodge adjacent and the Old Vicarage opposite the site will be 
preserved by the setting back of the new building from Station Road frontage and creating a good 
distance from The Lodge to preserve the importance of these two buildings to the character of 
the Shoreham village conservation area and Station Road street frontage. 

4.45 The significance of Shoreham village’s conservation area reflects the linear development of the 
village over the centuries and particularly the importance of its growth following the arrival of the 
railway in the 19th Century, attracting countryside leisure users. The confines of the village are 
clearly defined to the east of the village reflected in the conservation area appraisal with fields 
giving way to the boundaries of The Lodge and the Old Vicarage. The site is part of the village in 
the same way these two listed buildings are, alongside Shoreham House and properties that front 
Station Road leading to Ye Olde George Inn. 

4.46 The re-design of the new house as an agricultural style converted barn, preserves the setting of 
both nearby listed buildings and contributes to the conservation area character of Shoreham 
Village reflective of its slow development over the centuries as a countryside Kent village. 

4.47 The application scheme is considered to cause no harm to the designated heritage assets being 
designed with these in mind. The removal of unsightly poor quality lock-up garages will enhance 
the conservation area, continuing to keep cars off Station Road and the detraction they can cause 
from the quality of the conservation area, as noted in the conservation area appraisal. 

4.48 The significance of the designated heritage assets will therefore be sustained, preserved and if 
not enhanced. The proposals therefore meet the statutory duty of the Planning (Listed Buildings 
and Conservation Areas) Act 1990, national policy set out in the NPPF (2021) and policies SP1 
and EN4. 

v) Landscape and Visual Impact 

4.49 Paragraph 174 of the NPPF states planning policies and decisions should contribute to and 
enhance the natural and local environment by:  
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a. Protecting and enhancing valued landscapes, sites of biodiversity or geological value and 
soils (in a manner commensurate with their statutory status or identified quality in the 
development plan);  

b. Recognising the intrinsic character and beauty of the countryside, and the wider benefits 
from natural capital and ecosystem services – including the economic and other benefits 
of the best and most versatile agricultural land, and of trees and woodland;… 
 

4.50 Paragraph 176 of the NPPF states great weight should be given to conserving and enhancing 
landscape and scenic beauty in Areas of Outstanding Natural Beauty, which has the highest 
status of protection in relation to these issues. The conservation and enhancement of wildlife and 
cultural heritage are also important considerations and should be given great weight. The scale 
and extent of development within these designated areas should be limited.  

4.51 Policy EN5 Landscape advises that the Kent Downs and High Weald Areas of Outstanding 
Natural Beauty and their settings will be given the highest status of protection in relation to 
landscape and scenic beauty. Proposals within the 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 relevant Management Plan and associated guidance.   

4.52 In terms of landscape and visual impact, the Council considered that application reference 
21/01404/FUL would fail to preserve or enhance the character and appearance of the area due 
to the large size of the proposed dwelling and the cluttered design of the development as a whole. 
As noted in paragraph 2.10, the proposed dwelling has been significant reduced in size. The 
gross internal floor area proposed has been reduced from 409.50sqm to 220.01sqm. This is a 
significant reduction of 189.49sqm. In addition, the height has been reduced by 1.1m and now 
sits at 8.5m to the main ridge. 

4.53 As explained in paragraph 4.4 – 4.12, the site is very much considered as part of the village 
location and character. The site is bound by residential properties and roads. It has little 
association with the landscape character of the wider and more distant countryside landscape, 
including the AONB and has limited visual connection to the openness of the AONB.  

4.54 It is considered that the proposed development has the opportunity to enhance the proposal site 
and be more in keeping with the local residential setting of the village. The design of the proposed 
development by A. Barrett RIBA has considered and reflected the village character and proximity 
of the proposed new house to Shoreham House and its verdant tree canopy character. The 
existing Shoreham House resident’s single storey poor quality garages will be replaced with two 
blocks for 7 cars in brick and tiled buildings to reflect local materials and character, typical of the 
conservation area. The scale of the replacement garages has been amended to reduce the height 
of the garage roofs by creating a dormer/flat roof top, which reduces the massing of the buildings 
in elevation. 

4.55 The proposed development would not directly affect the appearance of the street scene, as the 
development is proposed to be set back from the highway and would be shielded by the existing 
front boundary fence and vegetation which is to be retained. Glimpses of the dwelling may be 
visible in winter months from the fields to the south of the site but not from public footpaths, but 
as the dwelling would be located within a village, sitting between The Lodge and Shoreham 
House, it would not be out of keeping with the current view. There are no views into or out of the 
site north, south, east or west. It is therefore considered that the development will have no impact 
on the ANOB designation in line with NPPF paragraphs 174, 176 and Policy EN5.  

vi) Design and Appearance  

4.56 CS Policy SP1 Design of New Development and Conservation states 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. The District’s heritage assets and their settings will be protected and 
enhanced. 
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4.57 ADMP Policy EN1 Design Principles reinforces Policy SP1 but provides additional criteria which 
are to be met in all proposals including, an appropriate scale and massing, layout, incorporation 
of natural features, impact upon character, a satisfactory means of access for vehicles and 
pedestrians and biodiversity potential.  

4.58 ADMP Policy EN2 Amenity Protection states proposal will be permitted where they 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, ensuring the 
development does not impact the amenity of nearby properties.   

4.59 Section 12 of the NPPF promotes the creation of high quality buildings and place stating that good 
design is a key aspect of sustainable development (paragraph 126). Paragraph 130 of the NPPF 
sets out criteria for good design include: adding to the overall long term quality of the area; visually 
attractive architecture and landscape design; sympathetic to local character creating a sense of 
place and optimising the site’s potential.  

4.60 The proposed development would result in the erection of a three bedroom, two storey detached 
dwelling, which would be in keeping with the neighbouring Shoreham House and adjacent Lodge 
building. The scale and layout reflects the family sized housing genre of the location, providing 
high levels of amenity. The layout optimises the site’s potential without impact on the character 
of the area. The proposal is therefore considered to be in line with the NPPF and meets the 
provisions of Policy SP1, EN1 and EN2.  

vii) Transport and Highways  

4.61 ADMP Policy T1 Mitigating Travel Impact requires new developments to mitigate any adverse 
travel impacts. This includes their impact on congestion and safety, environmental impacts, such 
as noise and tranquillity, pollution and impact on amenity and health.  

4.62 ADMP Policy T2 Vehicle Parking states vehicle parking provision, including cycle parking, in new 
residential development should be made in accordance with the current Kent County Council 
vehicle parking standard. For a three bedroom house, two parking spaces are required.  

4.63 ADMP Policy EN1 Design Principles requires proposals to ensure satisfactory means of access 
for vehicles and pedestrians are provided and adequate parking and refuse facilities.   

4.64 The access to the new dwelling will be shared with the existing Shoreham House access. It will 
be served by a new double garage with access to the new house through the garden. 

4.65 The replacement garages are a like for like replacement of the existing built garages and four 
additional visitor spaces are proposed to accommodate guests staying with Shoreham House 
residents.  

4.66 Given the low level of vehicular trip generation and the likelihood that vehicular access to the site 
will be taken in equal measure, the impact on the local road network will not be significant or 
material for the purpose of highway safety or capacity and can be accommodation without having 
any impact on the operation of the network. The proposal is therefore considered in accordance 
with Policy T1, T2 and EN1.  

viii) Trees 

4.67 An Arboricultural Impact Assessment has been undertaken by Chartwell Tree Consultants. In 
order to accommodate the proposed scheme, Chartwell Tree Consultants have recommended 
the removal of Sycamores (T9, T10, T11, T12 & T13), Elders (T3, T17 & T18), Holly (T15 & T16) 
and Lime (T4). These trees are young Category C trees. No category A or B trees are proposed 
to be removed and existing category B trees will be retained with special attention given to their 
root protection during construction.  

4.68 Given the poor physiological and structural condition of the Elder (T19) trees, it is also 
recommended that this is removed just on Arboricultural grounds. It is considered that the loss of 
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the above trees will not have a significant determinantal impact on the visual amenity of the area 
as they are either low quality, young trees or not significantly visible from the wider area. The 
Elder is proposed to be replaced with a Cherry Tree. In order to mitigate the loss of the trees, the 
planting of good quality, heavy standard trees is proposed.  

4.69 Trees that are being retained will be provided with adequate protection so that the amenity value 
of the trees on the site is preserved. Retained trees will be protected from soil compaction and 
impact damage where necessary by protective barriers and/ or system and methods of ground 
protection.  

4.70 Paragraph 174 of the NPPF states that the planning system should contribute to and enhance 
the natural and local environment by: 

• Protecting and enhancing valued landscapes, geological conservation interests and soils; 
• Recognising the wider benefits of the ecosystem services; and  
• Minimising impacts on biodiversity and providing net gains for biodiversity, including by 

establishing coherent ecological networks that are more resilient to current and future 
pressures.  

4.71 The site benefits from a large number of existing trees which contribute to its character and 
quality, which will be retained and protected. It is proposed that in addition to the replacement of 
the Elder tree, two further Cherry trees will be planted within the grounds of the new development.   

ix) Ecology 

4.72 CS Policy SP11 Biodiversity states the biodiversity of the District will be conserved and 
opportunities sought for enhancement to ensure no net loss of biodiversity. Opportunities will be 
sought for the enhancement of biodiversity through the creation, protection, enhancement, 
extension and management of sites and through the maintenance and, where possible, 
enhancement of a green infrastructure network to improve connectivity between habitats.  

4.73 A Preliminary Ecological Appraisal has been prepared by The Ecology Partnership. There are no 
internationally designated sites within 10km of the site. The site is not designated for nature 
conservation, but it is situated within 2km of two Sites of Special Scientific Interest (SSSI), Otford 
to Shoreham Downs and Magpie Bottom. Due to the distance involved and the small-scale nature 
of the proposal, no adverse impacts to these sites are predicted.  

4.74 The habitats on site included amenity grassland, scattered mixed trees, tall ruderals and 
ephemerals/ short perennials. These habitats are considered to be of site level interest with the 
most ecologically valuable features being the boundary habitats and mature trees. These features 
should be retained and buffered from development where possible. The loss or removal of the 
remaining habitats would not be considered beyond impacts at site level and would not warrant 
consideration within an EcIA assessment. 

4.75 The scattered trees introduced shrub and scrub are considered to provide suitable habitat for 
common breeding birds. Precautionary measures should be undertaken during the clearance of 
these habitats by undertaking such works outside of breeding bird season (March-September 
inclusive). New opportunities can be provided for breeding birds on site by creating new areas of 
dense mixed scrub within the northern receptor site. 

4.76 The habitats on site are largely sub-optimal for foraging and commuting bats but the scattered 
trees and tall ruderals on the southern section of the site could provide some, limited foraging 
opportunities. 

4.77 Potential ecological enhancements that can be implemented and have been recommended within 
the Preliminary Ecological Appraisal. Recommendations include use of native species planting 
and the installation of bat and bird boxes on site. These enhancements would provide an increase 
in biodiversity interest to the site post development and allow the site to conform to the relevant 
local planning policies described. 
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4.78 The recommendation for further survey work, mitigation and suitable ecological enhancements 
set out in the Preliminary Ecological Appraisal are in line with Policy SP11 and can be conditioned.  
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5.0 CONCLUSIONS  

5.1 The proposal accords with the strategic objectives of the Core Strategy (2011), albeit that the site 
is situated within Green Belt where the fundamental aim of national policy is to prevent urban 
sprawl by keeping land permanently open (paragraph 133). The site’s previously developed land 
status and location within Shoreham village is favourable for its development for housing in this 
regard in accordance with NPPF paragraph 149 e) and g). 

5.2 The proposed development incorporates the advice received from the Council at pre-application 
stage and represents a sustainable and responsive design, reflecting the context of its location. 
It has also addressed the items that the Council refused the previous scheme on, namely the 
impact upon Green Belt, Heritage and AONB.   

5.3 Inappropriate development is harmful to the Green Belt and should not be approved except in 
very special circumstances, however, paragraph 149 explains that certain forms of development 
are appropriate in Green Belt, including limited infilling in villages (paragraph 149 criterion e). For 
the reasons set out within this statement, the proposal represents appropriate infill development 
as defined by paragraph 149 criterion e, which would not have an adverse impact on the purposes 
of Green Belt.  

5.4 The proposed development is proposed within the footprint of previously developed land. The 
redevelopment of the site would not amount to substantial impact on the openness of the Green 
Belt and is therefore in accordance with Paragraph 149 criterion g of the NPPF.  

5.5 The application site is considered to be part of Shoreham Village irrespective of the settlement 
boundary in the adopted Local Plan as assessed on the ground. 

5.6 The density of the proposal reflects the local characteristics of Shoreham Village and will 
contribute to Shoreham’s sense of place. Technical documents prepared with the application 
have shown that the development would not result in unacceptable adverse impacts. 

5.7 The application demonstrates that the proposal would not result in any harm to Shoreham Village 
Conservation Area or the setting of the surrounding listed buildings. Rather, the application would 
result in an enhancement of the conservation area through the provision of a high-quality 
development, which has been designed with consideration of the characteristics of the built form 
in the village.  

5.8 The proposal would not be harmful to local wildlife or habitat, however enhancements to 
biodiversity would be provided.   

5.9 It is therefore considered that the application accords with the NPPF and the policies of the 
adopted Local Plan and permission should be granted without delay.  

 
 

Signed:  
 
On behalf Powerhaus Consultancy 
 
Date:    24th November 2021
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Application report 
 

Application 
Reference: 

21/01404/FUL Date of 
report: 

08.07.21 

Proposal: Erection of one three-bedroom 
three storey house with basement 
and double garage and demolition 
and replacement of ten single 
storey garages with two garage 
blocks and four surface level car 
parking spaces for 11 cars. 

Case 
officer: 

Mike Holmes 

Address: Land adjacent to Shoreham House, Church Street, Shoreham 

 
Description of site 
 
The application site is located within the grounds of Shoreham House, within the 
village of Shoreham. The application site currently consists of a line of pre-
fabricated flat roofed lock up garages, which runs along the eastern boundary. The 
site is mostly obscured from Station Road by virtue of a substantial brick wall and 
high fence, which runs for the length of the frontage of the site (except the point 
of access). Shoreham House is a large detached property, which has been 
subdivided into seven flats over two floors and within the roof. 
 
Description of proposal 
 
The application proposes the demolition of the existing garage block used by 
residents of Shoreham House for parking and the erection of one three-bedroom 
three storey house with basement and double garage. The Shoreham House 
residents parking will be replaced by ten single storey garages within two garage 
blocks and four surface level car parking for 11 cars. The proposed dwelling will 
appear as a two-storey house with accommodation within the roof. 
 
Relevant planning history  
 
There is no relevant planning history for the site that relates to this application. 
 
Relevant constraints 
 
The following constraints are relevant to the site: 
 

 Metropolitan Green Belt 

 Kent Downs Area of Outstanding Natural Beauty 

 Shoreham Conservation Area 

 Source Protection Zone 2 

 Tree Preservation Orders 

 Biodiversity Opportunity Area 

 Area of Archaeological Potential 
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 Nearby listed buildings 
 
Policies  
 
National Planning Policy Framework (NPPF) 
 
Para 11 of the NPPF confirms that there is a presumption in favour of sustainable 
development, and that development proposals that accord with an up-to-date 
development plan should be approved without delay.   
 
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: 

 the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed6; or   

 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. 

 Footnote 6 (see reference above) relates to policies including SSSIs, Green 
Belt, AONBs, designated heritage assets and locations at risk of flooding.  

 
Core Strategy (CS) 

 LO1 Distribution of Development 

 LO8 The Countryside and the Rural Economy 

 SP1 Design of New Development and Conservation 

 SP5 Housing Size and Type 

 SP7 Density of Housing Development 

 SP11 Biodiversity 
 
Allocations and Development Management (ADMP)  

 SC1 Presumption in Favour of Sustainable Development 

 EN1 Design Principles 

 EN2 Amenity Protection 

 EN4 Heritage Assets 

 EN5 Landscape 

 EN6 Outdoor Lighting 

 GB2 Basements within Residential Developments in the Green Belt 

 GB3 Residential Outbuildings in the Green Belt 

 T1 Mitigating Travel Impact 

 T2 Vehicle Parking 

 T3 Provision of Electrical Vehicle Charging Points 
 
Other 

 Development in the Green Belt Supplementary Planning Document (SPD) 

 Countryside Character Assessment Supplementary Planning Document (SPD) 

 Shoreham Conservation Area Appraisal 
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Publicity expires on: 22.06.21 
 
Consultation responses  
 
Shoreham Parish Council – Shoreham Parish Council objects to this development on 
the basis that it constitutes inappropriate development in the Green Belt. 
Shoreham Parish Council acknowledges that the applicant has taken care with the 
design and materials but the height and scale of the building is out of keeping with 
the Conservation Area, in which it is situated and there do not appear to be any 
exceptional circumstances, which would allow for such a development to be built. 
The property will also overlook a neighbouring property, affecting the privacy of 
its residents. Finally, there are concerns over potential flooding risks and the 
Environment Agency should be contacted to check whether a build in this location 
would have any effect on neighbouring properties. 
 
Conservation Officer - Based on the volume, height and design of the proposal and 
its likely impact on the setting of the listed building - as well as on the setting of 
the Conservation Area and the other identified constraints - it is not recommended 
- at least at this stage - that the application is approved unless the expected 
Heritage Statement can provide a robust justification and evidence that negligible 
harm would result on the setting and significance of the designated heritage asset. 
Once this higher principle has been established it may be possible to consider a 
smaller/ lower building on the site provided that some mitigation measures are put 
in place. 
 
Natural England - No comments. 
 
County Biodiversity Officer – No objection subject to conditions relating to invasive 
species, reptiles and ecological enhancements, and an informative relating to 
breeding birds. 
 
Arboricultural and Landscape Officer – No objection and details of a landscaping 
scheme submitted by condition is suggested. 
 
County Highways Development Planner – No objection subject to details of an 
electrical vehicle charging point to be provided for the new dwelling being 
provided by way of condition. 
 
County Archaeological Officer – No objection subject to a condition requiring 
archaeological field evaluation works. 
 
Environment Agency - No objection subject to conditions relating to contamination 
and surface water drainage. 
 
Thames Water – No objection. 
 
County Development Contributions Team – Requests that the CIL funds be 
allocated to ensure the impacts of the development can be met and the 
development can be regarded as sustainable. 
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Representations 
 
We received three letters of support and three letters of objection raising the 
following issues: 
 

 Impact on the Green Belt 

 Impact on the AONB 

 Impact on the conservation area 

 Overlooking 

 Impact on visual amenity 

 Increase in traffic 

 Loss of privacy 

 Setting of a precedent 
 
Planning appraisal  

 
The main planning considerations are: 

 

 Impact on the Green Belt 

 Impact on heritage assets 

 Design and impact on the character and appearance of the area 

 Impact on residential amenity 

 Impact on highways safety 

 Trees, landscaping and biodiversity 

 Drainage 
 
Impact on the Green Belt 
 
As set out in paragraph 133 of the NPPF, 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. 
 
Paragraph 134 of the NPPF confirms that the Green Belt serves five purposes. 
These purposes include to assist in safeguarding the countryside from 
encroachment. 
 
Paragraph 143 states that where a proposal is inappropriate development in the 
Green Belt, it is by definition harmful and should not be approved except in very 
special circumstances.  
 
Paragraph 144 of the NPPF advises we should give substantial weight 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, is 
clearly outweighed by other considerations. Therefore, the harm in principal to 
the Green Belt remains even if there is no further harm to openness because of the 
development. 
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At paragraph 145, the NPPF states that new buildings in the Green Belt are 
inappropriate development. There are some exceptions to this, such as limited 
infilling in villages and infilling or the partial or complete redevelopment of 
previously developed land, whether redundant or in continuing use (excluding 
temporary buildings), which would not have a greater impact on the openness of 
the Green Belt than the existing development. 
 
Openness is an essential characteristic of the Green Belt and is different from 
visual impact. Openness is about freedom from built form. Even if there is absence 
of harm to openness, there can be harm in principal to the Green Belt from 
inappropriate development. 
 
The applicant has presented the case that the development could be considered an 
infill within a village or the complete redevelopment of previously developed land. 
 
Our Development in the Green Belt SPD defines limited infill development as the 
completion of an otherwise substantially built up frontage by the filling of a 
narrow gap normally capable of taking one or two dwellings only. 
 
It goes on to define a substantially built up frontage as an otherwise continuous 
and largely uninterrupted built frontage of several dwellings visible within the 
street scene. 
 
The SPD also confirms that for settlements where a Green Belt boundary has been 
defined, the boundary usually marks the edge of the settlement where there is a 
break in development or a change in character to more loose-knit development. 
Where this is the case, infill development beyond a defined settlement boundary 
would compromise the purposes of the Green Belt and would constitute 
inappropriate development. 
 
It is not considered that the development comprises the completion of an 
otherwise substantially built up frontage by the filling of a narrow gap normally 
capable of taking one or two dwellings only. 
 
This part of the street is made up of large properties positioned within large plots. 
This is not a substantially built up frontage, particularly as some of the houses are 
set well back from their plot frontage, including Shoreham House. 
 
In addition, the frontage of the site has a width of approximately 40m, which 
cannot be considered narrow. 
 
Shoreham possesses a Green Belt boundary and there is a clear change of character 
as you pass the Old George Inn travelling south out of the village, with the 
compact development of the High Street significantly opening up beyond the Old 
George Inn. 
 
As well as a change in character, the introduction of significant built form as 
represented by the proposed house, the development would result in an 
encroachment into the countryside. 
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Overall, the development would not comprise limited infilling within the village as 
supported by paragraph 145.e) of the NPPF. 
 
Turning to whether the proposal could comprise the redevelopment of previously 
developed land, the site possesses an existing block of lock up garages and an area 
of hardstanding and forms part of the curtilage of Shoreham House. It is therefore 
accepted that the site falls within the definition of previously developed land. 
 
The existing block of lock up garages is single storey in design and has a modest 
footprint. The proposed dwelling would be two storeys in height, with 
accommodation in its roof provided by a roof, pitched up to a large flat roof area. 
 
The proposed house would be significantly greater in footprint, height and volume 
compared with the existing lock up garages. 
 
The proposal also includes three single storey garage buildings, a double garage to 
serve the new dwelling and a four bay and three bay garage building to serve 
Shoreham House. This would add further massing and built form to the site. 
 
The cumulative impact on the openness of the Green Belt that the proposed 
development would have would therefore be significantly greater than the impact 
that the existing block of garages has on openness. 
 
The proposal would not, therefore, comprise acceptable redevelopment of 
previously developed land, since it would have a greater impact on the openness of 
the Green Belt than the existing development. 
 
The development would therefore be inappropriate development in the Green 
Belt, which would harm the openness of the area and would represent an 
encroachment into the countryside. This fails to comply with the NPPF. 
 
There are material considerations that could be considered as very special 
circumstances and these will be considered in greater detail at the end of the 
report. 
 
Impact on heritage assets 
 
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. 
 
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. 
 
Interpretation of the 1990 Act in law has concluded that preserving the character 
of the Conservation Area can not only be accomplished through positive 
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contribution but also through development that leaves the character or 
appearance of the area unharmed.  
 
The NPPF also states that great weight should be given to the conservation of 
heritage assets (para.193). 
 
Policy SP1 of the Core Strategy states that the District’s heritage assets and their 
settings, including listed buildings, conservation areas and archaeological remains 
will be protected and enhanced. 
 
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. 
 
The application site falls within the Shoreham Conservation Area, Shoreham House 
and the surrounding properties all contribute to the character of the conservation 
area, there is an important grouping of buildings within the conservation area just 
to the north of the site and also a number of listed buildings (Old Vicarage, George 
Inn, 1-5 Church Cottages and the Church of St Peter and St Paul). The site is also 
within an Area of Archaeological Potential. 
 
The existing block of lock up garages have no architectural merits and so there is 
no objection to the demolition of this block. 
 
The proposed dwelling would be too high and too bulky at roof height, emphasised 
by the fact that the dormer windows would be obtrusive and add unnecessary 
volume to the already bulky roof form. The design of the house would also be 
cluttered. 
 
The combined impact of the height, bulk and cluttered design of the dwelling 
would impact detrimentally upon the setting of the listed buildings to the north 
and would be likely to be visible from them.  
 
The proposal would also cause harm to the setting of the conservation area by 
introducing a large house within a leafy area that has its properties, in this part of 
the road, widely spaced apart with a loose and open grain. Such a property as 
proposed would also impart a more suburban appearance to the site.  
 
In addition, there are too many garage buildings proposed further adding to the 
cluttering of the appearance of the development. 
 
Paragraphs 195 and 196 of the NPPF ask whether the harm incurred by a proposal 
would result in either substantial or less than substantial harm to the significance 
of the designated heritage assets. In this case it is concluded that the development 
would result in less than substantial harm. 
 
There are no public benefits to be gained from the proposal and the applicant has 
not presented any instead concluding that the development would preserve, if not 
enhance, the setting of the nearby listed buildings and the conservation area 
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No objection to the proposal has been raised by the County Archaeological Officer, 
subject to a requirement requiring archaeological field evaluation works to be 
submitted by way of condition. 
 
Overall, however, the development would harm the setting of nearby listed 
buildings and would harm the character and appearance of the conservation area. 
This conflicts with the NPPF and policies SP1 of the Core Strategy and EN4 of the 
ADMP. 
 
Design and impact on the character and appearance of the area 
 
The Countryside and Rights of Way Act 2000 states that the Local Planning 
Authority should conserve and enhance Areas of Outstanding Natural Beauty. 
Designating an Area of Outstanding Natural Beauty protects its distinctive 
character and natural beauty and can include human settlement and development.     
 
There are therefore two considerations directly related to a site’s AONB status 
when determining a planning application. Firstly, does the application conserve 
the AONB and secondly, if it does conserve the AONB does it result in an 
enhancement. A failure to achieve both of these points will result in a conflict 
with the requirements of the Act. 
 
Policy EN5 of the ADMP states that the Kent Downs and High Weald Areas of 
Outstanding Natural Beauty and their settings will be given the highest status of 
protection in relation to landscape and scenic beauty. Proposals within the AONB 
will be permitted where the form, scale, materials and design will conserve and 
enhance the character of the landscape and have regard to the relevant 
Management Plan and associated guidance. 
 
Policies SP1 of the Core Strategy and EN1 of the ADMP state that all new 
development should be designed to a high quality and should respond to and 
respect the character of the area in which it is situated.  
 
As noted above, the development would cause harm character and appearance of 
the area through the introduction of a large house within a leafy area that has its 
properties, in this part of the road, widely spaced apart with a loose and open 
grain. Such a property as proposed would also impart a more suburban appearance 
to the site. 
 
The development would therefore fail to conserve and enhance the landscape 
character of the AONB and the character and appearance of the area generally, 
failing to comply with the NPPF and policies SP1 of the Core Strategy and EN1 and 
EN4 of the ADMP. 
 
Impact on residential amenity 
 
Policy EN2 of the ADMP requires proposals to provide adequate residential 
amenities for existing and future occupiers of the development and to safeguard 
the amenities of existing and future occupants of nearby properties. 
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The neighbouring properties potentially most affected by the development would 
be Shoreham House to the west, The Lodge to the east and Old Vicarage to the 
north. 
 
Shoreham House and Old Vicarage would be situated in excess of 30m from the 
proposed dwelling and so this would not detrimentally impact the amenities of the 
nearby properties. Shoreham House would be situated 12m from one of the blocks 
of garages. However, the garage block would be single storey in design and so 
would not have a detrimental impact on the amenities of the occupiers of 
Shoreham House. 
 
The Lodge would retain a gap of approximately 21m from the new dwelling. This is 
the minimum space accepted as preserving residential amenity in terms of 
overlooking, loss of privacy, impact on visual amenity, and loss of daylight and 
sunlight. This relationship would also preserve the amenities currently enjoyed by 
the occupiers of The Lodge. 
 
Finally, the development would provide adequate residential amenities for the 
future occupiers of the development. Overall, the development would comply with 
the NPPF and policy EN2 of the ADMP. 
 
Impact on highways safety 
 
Policy EN1 states that all new development should provide satisfactory means of 
access for vehicles and pedestrians and provide adequate parking. Policy T2 of the 
ADMP states that dwellings in this location with three bedrooms require two 
parking spaces.  
 
Policy T3 of the ADMP states that electrical vehicle charging points should be 
provided within new residential developments to promote sustainability and 
mitigate climate change. 
 
The introduction of a single dwelling would not significantly increase the flow of 
traffic locally. In addition, the continued use of the existing vehicular access is 
wholly acceptable as is the level of vehicle parking proposed for the site. Suitable 
provision of electrical vehicle charging points could be sought by condition. 
 
Overall, the development would be in accordance with the NPPF and the policies 
referred to above. 
 
Trees, landscaping and biodiversity  
 
Policy EN1 of the ADMP states that proposals which would create high quality 
design and meet a number of criteria will be permitted. These include the fact 
that the layout of the proposed development would sensitively incorporate natural 
features such as trees and hedges. 
 
Policy SP11 of the Core Strategy states that the biodiversity of the District will be 
conserved and opportunities sought for enhancement to ensure no net loss of 
biodiversity. 
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Both the Arboricultural and Landscape Officer and the County Biodiversity Officer 
have raised no objection to the scheme subject to conditions. It is therefore the 
case that the development would comply with the NPPF and the policies referred 
to above. 
 
Drainage 
 
The matter of drainage for a scheme of this size in this location would be dealt 
with under building regulations and so no planning controls are deemed necessary 
in this instance. 
 
Community Infrastructure Levy (CIL) 
 
This proposal is CIL liable and there is no application for an exemption.  
 
Other issues  
 
The development would not set a precedent locally since each application is 
considered on its own merits. 
 
Very Special Circumstances 
 
As noted above, paragraph 144 of the NPPF states that when considering any 
planning application, we 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 is 
clearly outweighed by any other considerations.  
 
Possible very special circumstances – these can be summarised as:  
 

 The District-wide need for housing 
 
The harm in this case has been identified as: 
 

 The harm in principal from inappropriate development in the Green Belt, 
which must be given significant weight 

 The harm to the openness of the Green Belt, which is also given significant 
weight 

 Encroachment into the Green Belt, which is given significant weight 

 The harm to the setting of nearby listed buildings, which is given significant 
weight 

 The harm to the character and appearance of the conservation area, which 
is given significant weight 

 The harm to the AONB, which is given significant weight 

 The harm to the character and appearance of the area, which is given 
moderate weight 
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The District-wide need for housing has recently been afforded very substantial 
weight by an Inspector (Salts Farm appeal – 20/00882/OUT). When weighed against 
the harm, which in the instance of Salts Farm comprised harm in principal from 
inappropriate development in the Green Belt and harm from encroachment into 
the Green Belt. 
 
Whilst acknowledging the weighting that could be afforded to our need for housing 
delivery, in this instance there are a significant number of other harms associated 
with this development, which would have a greater substantial weight and would 
not be clearly outweighed by the need to deliver houses in the District. 
 
Conclusion  
 
The proposal is inappropriate development in the Green Belt and would harm the 
setting of listed buildings, the conservation area, the AONB, the character and 
appearance of the area. 
 
As the Council cannot demonstrate a 5 year housing supply at this time, the tilted 
balance of NPPF paragraph 11d) is engaged. However, in this instance, as the 
development is situated within the Green Belt, an AONB and affects designated 
heritage assets the policies of the NPPF for the protection of these constraints 
provide a clear reason for the refusal of planning permission in terms of NPPF 
paragraph 11d)i). 
 
Recommendation  
 
It is therefore recommended that this application is refused.  
 
 
Case officer: Mike Holmes    Date: 08.07.21 
 
Manager/Principal:    C Shearing                    Date:08.07.2021 
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Mr Kai Midgley
C/O PowerHaus Consultancy
The Stanley Building
7 Pancras Square
London
N1C 4AG

Application number: 21/01404/FUL

TOWN AND COUNTRY PLANNING ACT 1990

Town and Country Planning (Development Management Procedure) (England) 
Order 2015 (as amended)

Refusal of planning permission

Site : Land Adjacent To Shoreham House Church Street Shoreham Kent 
TN14 7RY 

Development : Erection of one three-bedroom three storey house with basement and 
double garage and demolition and replacement of ten single storey 
garages with two garage blocks and four surface level car parking 
spaces for 11 cars.

Sevenoaks District Council, as the local planning authority has refused planning 
permission for the above development, for the following reason(s):

 1) The land lies within the Metropolitan Green Belt where strict policies of restraint 
apply.  The proposal would be inappropriate development harmful to the 
maintenance of the character of the Green Belt and to its openness.  The Council 
does not consider that the special circumstances put forward in this case are 
sufficient to justify overriding policy within the National Planning Policy 
Framework.

 2) The proposal would harm the setting of the nearby listed buildings because of the 
large size of the proposed dwelling and the cluttered design of the development 
as a whole. This conflicts with the National Planning Policy Framework and 
policies SP1 of the Sevenoaks Core Strategy and EN4 of the Sevenoaks 
Allocations and Development Management Plan.

 3) The land lies within the Shoreham Conservation Area. The proposed development 
would harm the character and appearance of this area due to the large size of the 
proposed dwelling and the cluttered design of the development as a whole. This 
conflicts with the National Planning Policy Framework and policies SP1 of the 
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Sevenoaks Core Strategy and EN4 of the Sevenoaks Allocations and Development 
Management Plan.

 4) The land lies within an Area of Outstanding Natural Beauty. The proposal would 
fail to preserve or enhance the character and appearance of the area due to the 
large size of the proposed dwelling and the cluttered design of the development 
as a whole. This conflicts with policy EN5 of the Sevenoaks Allocations and 
Development Management Plan.

 5) The proposal would harm the character and appearance of the area because of 
the large size of the proposed dwelling and the cluttered design of the 
development as a whole. This conflicts with the National Planning Policy 
Framework and policies SP1 of the Core Strategy and EN1 of the Sevenoaks 
Allocations and Development Management Plan.

Dated: 9 July 2021
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Notes for the applicant

Community Infrastructure Levy (CIL)

If any appeal is made and is allowed, this proposal may be liable for the Community 
Infrastructure Levy (CIL). This may be payable to the District Council, as the local 
collecting authority, on commencement of application 21/01404/FUL.

If CIL is liable, we will contact all relevant interested parties once we have issued a 
decision notice and serve them with a liability notice. This will identify the parties, the 
scale of liability, how it was calculated, when it will be due for payment and the 
opportunities to claim relief. Should you wish to claim relief from CIL you must make an 
application to us before any work starts on site. There is no automatic exemption from 
the CIL and it is not possible to make a retrospective claim once work has started.

Any party liable to pay CIL must assume liability before any work starts; they must provide 
us with a valid Commencement Notice. If this is not provided we can impose surcharges 
and require immediate payment.

Please email planning.information@sevenoaks.gov.uk quoting  21/01404/FUL if you 
have any questions about CIL, before work commences.

National Planning Policy Framework

In dealing with this application we have implemented the requirements in the National 
Planning Policy Framework to work with the applicant/agent in a positive, proactive and 
creative way by offering a pre-application advice service; as appropriate updating 
applicants/agents of any issues that may arise in the processing of their application and 
where possible and if applicable suggesting solutions to secure a successful outcome. 
We have considered the application in light of our statutory policies in our development 
plan as set out in the officer’s report.

Building Control

If any appeal is allowed applicants are advised to contact our Building Control service 
On 01732 227376 for further information on whether it is necessary for permission
To be given under the building regulations.

Please remove any site notice that was displayed on the site pursuant to the application.
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NOTIFICATION TO APPLICANT ON REFUSAL OF
PLANNING PERMISSION

Appeals to the Secretary of State

� If you are aggrieved by the decision of your local planning authority to refuse 
permission for the proposed development or to grant it subject to conditions, then you 
can appeal to the Secretary of State under Section 78 of the Town and Country 
Planning Act 1990.

� If this is a decision on a planning application relating to the same or substantially the 
same land and development as is already the subject of an enforcement notice, and 
you want to appeal against your planning authority's decision on your application, 
then you must do so within 28 days of the date of this notice.

� If an enforcement notice is served relating to the same or substantially the same land 
and development as in your application and if you want to appeal against your local 
planning authority's decision on your application, then you must do so within: 28 days 
of the date of service of the enforcement notice, or within 6 months of the date of this 
notice, whichever period expires earlier.

� If this is a decision to refuse planning permission for a minor commercial application, 
and you want to appeal against your local planning authority's decision then you must 
do so with 12 weeks of the date of this notice.

� Appeals can be made online at: https://www.gov.uk/planning-inspectorate. If you are 
unable to access the online appeal form, please contact the Planning Inspectorate to 
obtain a paper copy of the appeal form on tel: 0303 444 5000.

� The Secretary of State can allow a longer period for giving notice of  an appeal, but he 
will not normally be prepared to use this power unless there are special circumstances 
which excuse the delay in giving notice of appeal.

� The Secretary of State need not consider an appeal if it seems to the Secretary of 
State that the local planning authority could not have granted planning permission for 
the proposed development or could not have granted it without the conditions they 
imposed, having regard to the statutory requirements, to the provisions of any 
development order and to any directions given under a development order.

� If you intend to submit an appeal that you would like examined by inquiry then you 
must notify the Local Planning Authority and Planning Inspectorate 
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the 
appeal. Further details are on www.gov.uk. 
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PowerHaus Consultancy 
The Stanley Building  
7 Pancras Square 
London 
N1C 4AG   
 

 Tel No: 01732 227000 
 Ask for: Mike Holmes 
 Email: DCNorth@sevenoaks.gov.uk 

 My Ref: PA/20/00341 
 Date: 16 October 2020 
   

Dear Sir/Madam  
  
Pre-Application Advice Enquiry 
 
Site: 
 

Shoreham House Church Street Shoreham  Kent  TN14 7RY 
 

Development: 
 

Erection of new dwelling with double garage and demolition and 
replacement of ten single storey garages with two garage blocks 
and four surface level car parking spaces for 11 cars.  
 
 

I refer to the information submitted on 24 September 2020 for the above proposal 
and our meeting on 15 October 2020.           
 
Purpose of this letter 
 
This letter will provide feedback on your scheme and set out some key information 
that may be helpful to you when considering your proposal. You are advised to 
seek your own independent advice on the issues raised in this email, to help you 
understand how planning policy may have an impact on your proposal. Appended 
to this letter is further information and website links, to help you research the 
planning issues in more detail, before submitting an application.  
 
Summary of Pre-Application Advice 
 
On the basis of the information submitted and current planning policy, I have 
concerns regarding the ability of the proposal to comply with Green Belt policy. I 
would recommend that these issues, which are set out below in more detail, are 
re-considered and addressed before the submission of any application.  
 
Planning Assessment 
 
Based on the information submitted, the main issues relevant to your proposals are 
considered below.  
 
Green Belt 
 
As your proposal is in the Green Belt, section 13 of the National Planning Policy 



 

 

Framework (NPPF) is particularly relevant. There is a supplementary planning 
document (SPD) adopted by us on the Green Belt, which you will also find helpful.  
 
Reviewing your proposal, I have some concerns about the proposal complying with 
the exceptions to inappropriate development set out in paragraph 145 of the NPPF. 
 
I would disagree that the development comprises an infill within the Green Belt. 
Our Green Belt SPD provides a definition of what comprises an infill development 
and this proposal would not meet that definition. 
 
Within the SPD, we define limited infill development as the completion of an 
otherwise substantially built up frontage by the filling of a narrow gap normally 
capable of taking one or two dwellings only. 
 
The definition of a substantially built up frontage is also provided within the SPD as 
being an otherwise continuous and largely uninterrupted built frontage of several 
dwellings visible within the street scene. 
 
This is would not be the case here since the site is surrounded by large properties 
set within large plots. 
 
Whilst the definitions within the SPD are provided by us, a number of Inspectors 
have relied to these definitions when carrying out their own assessment of appeals 
involving proposed development in the Green Belt, claimed by the appellant to be 
infill development, and these Inspectors have found in our favour. 
 
I would also argue that the proposal would not meet the requirements of 
paragraph 145.g), since the proposed development would have a greater impact on 
the openness of the Green Belt than the existing development. 
 
It follows that there would be a presumption against granting planning permission 
unless a case for very special circumstances were presented that clearly 
outweighed the harm in principle, as well as the harm to the openness of the 
Green Belt that the proposal would represent, in addition to any other harm 
identified. 
 
At this time I fail to see what such a case would be based upon. I note reference to 
our 5 year housing land supply in your submission. As the Council cannot 
demonstrate a 5 year housing supply at this time, the tilted balance of NPPF 
paragraph 11d) is engaged. However, in this instance, as the development is 
situated within the Green Belt, the policies of the NPPF for the protection of the 
Green Belt provide a clear reason for the refusal of planning permission in terms of 
NPPF paragraph 11d)i). Therefore, this matter cannot be relied upon in any case 
for very special circumstances 
 
In terms of appeal decisions that relate to infilling in the Green Belt within the 
Sevenoaks District I have located the following decisions that may be of assistance. 
 

 18/00600 and 18/03043/FUL – both dismissed 

 18/02850 – allowed but took account of our local definitions for infilling 

 19/00538 - allowed 



 

 

 
Area of Outstanding Natural Beauty (AONB) 
 
Proposals within the AONB may be permitted where the form, scale, materials and 
design will conserve and enhance the character of the landscape. 
 
Any formal planning application should address this matter in detail, 
acknowledging our Countryside Character Assessment Supplementary Planning 
Document (SPD) and justifying how the development conserves and enhances the 
landscape character of the area. 
 
Policy EN5 of the Allocations and Development Management Plan (ADMP) apply 
here. 
 
Heritage 
 
A heritage statement should accompany any formal planning application addressing 
the significance of the nearby listed buildings, the Shoreham Conservation Area 
and the Area of Archaeological Potential, and any harm that may result from the 
development to the character and setting of these heritage assets. 
 
Policy SP1 of the Core Strategy and policy EN4 of the ADMP apply here. 
 
Design and impact on character of the area 
 
The proposed development should respond to the scale, height, materials and site 
coverage of the area and should respect the topography and character of the site 
and surrounding area. 
 
Again, it would be for you to demonstrate that the design and appearance of the 
development would respect the wider street scene. 
 
Policy SP1 of the Core Strategy and policy EN1 of the ADMP apply here. 
 
Impact on neighbouring amenity 
 
The development should not result in excessive overlooking or visual intrusion or 
result in an unacceptable loss of privacy or light enjoyed by the occupiers of 
nearby properties. 
 
Policy EN2 of the ADMP applies here. 
 
Other issues 
 
An appropriate approach should be taken to groundworks and proposed drainage 
given the site falls within Source Protection Zone 2. 
 
Any formal planning application should be accompanied by a comprehensive tree 
survey report and preliminary ecological survey work since the site is surrounded 
by protected trees and lies within a Biodiversity Opportunity Area. 
 



 

 

Conclusion 
 

Please note that this letter is not intended to provide a comprehensive response of 
all issues which may be relevant. The advice refers to the issues we consider likely 
to be the most pertinent to the consideration of an application in the event of a 
submission along the lines presently proposed. 
 
This advice is without prejudice to the decision making processes of the local 
planning authority and in no way prejudices any future determinations or decisions 
made by the local planning authority.  
 
Please review the additional information attached to this letter.  
 
Yours sincerely  
 
Mike Holmes 
Case Officer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

APPENDIX  
 
Planning Policy and Constraints  
 
The planning constraints listed below may be of particular relevance to your 
proposal: 
 

 Metropolitan Green Belt 

 Kent Downs Area of Outstanding Natural Beauty 

 Shoreham Conservation Area 

 Source Protection Zone 2 

 Tree Preservation Orders 

 Biodiversity Opportunity Area 

 Area of Archaeological Potential 

 Nearby listed buildings 
 
You can find further information on other constraints that may be relevant to your 
proposal, by using the interactive map on our website:  
 
https://maps.sevenoaks.gov.uk/planning/  
 
Both national and local planning policy will be relevant to your proposal, if a 
planning application is submitted for the site. You can review these policies on the 
following websites:  
 
National Planning Policy Framework (NPPF) 
https://www.gov.uk/government/publications/national-planning-policy-
framework--2  
 
Sevenoaks District Council: 
https://www.sevenoaks.gov.uk/info/20014/planning_policy  
 
In particular, please refer to the policies in the Core Strategy 2011 and the 
Allocation and Development Management Plan (ADMP) 2015 and our Supplementary 
Planning Documents.  
 
New Local Plan 
 
Please note that Sevenoaks District Council is currently undergoing the process to 
adopt a new local plan. As such, dependent upon the time of any planning 
applications submission local policy considerations may have changed. Planning 
decisions will be based upon the adopted local policies at the time of the decision. 
The applicant is advised to review the proposed timetable for the adoption of the 
new local policies, please see link below:  
 
https://www.sevenoaks.gov.uk/info/20014/planning_policy  
 
Community Infrastructure Levy (CIL) 
 
Please note under the terms of the Planning Act 2008 (as amended) and 

https://maps.sevenoaks.gov.uk/planning/
https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.sevenoaks.gov.uk/info/20014/planning_policy
https://www.sevenoaks.gov.uk/info/20014/planning_policy


 

 

Community Infrastructure Levy Regulations 2010 (as amended), the Sevenoaks 
Community Infrastructure Levy (CIL) may be chargeable on this development.  
 
Applicants are recommended to take their own advice. For further information 
please see the planning portal website: 
http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosub
mit/cil  and Sevenoaks District Council website: 
http://www.sevenoaks.gov.uk/services/housing/planning/planning-
applications/community-infrastructure-levy-cil  
 
Consideration of this pre application response 
 
The information and advice is this letter is not intended to provide a 
comprehensive response of all issues which may be relevant, but intends to set out 
those which I consider likely to be most pertinent to the consideration of an 
application in the event of a submission along the lines presently proposed. 
 
Please note that this response is given at officer level, does not constitute a formal 
response or decision and should not be considered as binding on the Council in the 
event of a consequent planning application. 
 
I would recommend that you research all relevant policies and guidance, which 
may change over time, and consider how they apply to your proposal before 
submitting any planning application. You may also wish to discuss your proposals 
with adjoining properties prior to submission as the Council will notify them of the 
application and you may be able to address their concerns prior to submission.  
 
As a final note, please be advised that Planning Validation Requirements and 
application forms can be found on the planning section of our website. You do not 
need to fill out the validation list, but it will help guide you as to what information 
should be submitted to ensure swift validation of your application.  

http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil
http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil
http://www.sevenoaks.gov.uk/services/housing/planning/planning-applications/community-infrastructure-levy-cil
http://www.sevenoaks.gov.uk/services/housing/planning/planning-applications/community-infrastructure-levy-cil


 

   

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

 
 
 

Appendix 4 – Environment Agency Flood 
Map for Planning 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Flood map for planning 
Your reference Location (easting/northing) Created

 

This means: 

• you don't need to do a flood risk assessment if your development is smaller than 1 
hectare and not affected by other sources of flooding

• you may need to do a flood risk assessment if your development is larger than 1 
hectare or affected by other sources of flooding or in an area with critical drainage 
problems 

Notes 

The flood map for planning shows river and sea flooding data only. It doesn’t include other sources 
of flooding. It is for use in development planning and flood risk assessments. 

This information relates to the selected location and is not specific to any property within it. The 
map is updated regularly and is correct at the time of printing.

The Open Government Licence sets out the terms and conditions for using government data. 
https://www.nationalarchives.gov.uk/doc/open-government-licence/version/3/

Your selected location is in flood zone 1, an area with a low 
probability of flooding. 
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Appendix 5 - Lichfield Standard 

Methodology Calculation 
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