Committee Date | 31st August 2023
Home Farm
Address Kemnal Road
Chislehurst
BR76LY
Application 22/03243/FULL1 Officer: Jessicalai
number
Ward Chislehurst
Proposal Demolition of part of Greenacres, demolition of Polo
(Summary) Mews North, demolition of Polo Mews South and
demolition of part of The Bothy. Erection of linking
extension between Polo Mews North and Polo Mews
South. Erection of a two-storey extension to The Bothy.
Establishment of new vineyard. Provision of new solar
panel array. Erection of hydrogen energy plant and
equipment. Erection of new single storey dwelling.
Rearrangement of the internal access roads.
Applicant Agent
Mr & Mrs A Selby Mr John Escott
Greenacres, Robinson Escott Planning
Kemnal Road Downe House
Chislehurst 303 High Street
BR7 6LY Orpington
BR6 ONN
United Kingdom
Reason for Councillor call in
referral to Call-in Councillor Alison
committee Stammers
RECOMMENDATION | Planning permission be refused
Green Belt

Chislehurst Conservation Area
Land adjacent to site of nature conservation

Land adjacent to site of special scientific interest
Site of nature conservation

Smoke Control

Biggin Hill Safeguarding Area
London City Airport Safeguarding




Existing and proposed use and floor area
Use Existing Proposed Difference
(tor-)
Residential 2,242sq.m 2,411sg.m +169sg.m
(excluding farm
store)
Agriculture 80sg.m 80sg.m +0sg.m
building
| Electric Vehicle charging point | 0
Vehicle parking Existing number Total proposed Difference
of spaces including spaces in spaces
retained (+or-)
Standard car spaces 32 22 -10
Disabled car spaces 0 0 0
Cycle 0 0 0

Representation | Neighbour letters were sent on 30" Sep 2022. Site notice
summary was placed by the applicant. The application was also
advertised in the press inthe News Shopper

Total number of responses

4
Number in objection 1
Number of support 3

SUMMARY OF KEY REASONS FOR RECOMMENDATION

The proposal to introduce a vineyard within established agricultural land is
acceptable in the Green Belt and Chislehurst Conservation Area. This element
does not require planning permission in terms of its use.

The Bothy Cottage, Bothy House and flat, Polo Mews No1l to No.4 are originally
constructed as farmer’'s accommodation, workshop, storage and stable blocks
associated to with Foxbury Manor. These buildings are locally listed buildings
as two groups.

The proposed demolition, alteration and extensions to the Bothy Cottage, Bothy
House and flat would be disproportionate to the original building, out of scale
and out of keeping with multiple gable ends pitched roof additions and first floor
windows siting above its eaves line. No.3 and No.4 Polo Mews would be
demolished and replaced by a modern single store flat roof extension with a
link connecting the extension to No.1 and No.2 Polo Mews. The proposal would
result in a total loss of No.3 and No.4 Polo Mews which diminishes the
significance and group value of the listing buildings. The proposal would have



a significant adverse impact on the setting of the locally listed buildings and
have an adverse impact on the character and appearance of Chislehurst
Conservation Area.

The proposed Vine House would be located in an area of open land,
approximately 41m east from Cherry Tree Cottage. The proposed new dwelling
would provide 3 ensuite bedrooms, an indoor swimming pool, courtyard areas,
outdoor terrace and a new man-made pond in order to support surface water
drainage of this new dwelling. The proposal would require major excavation of
land to reach the proposed internal floor level. The proposed new dwelling
would be supported by external walls on the west, south and east elevation and
two angled/curved green roofs setting against or above the natural ground level.
The proposal would incorporate renewable energy measures (hydrogen plant
and ground source heat pump), the compliance of policy requirements does not
generate a very special circumstances case here as the renewable energy
measures are on the market for willing users and major developments are
required to comply with the current development plan requirements around
renewables.

The proposal would provide an excessive number of parking spaces,
insufficient information is provided to confirm the adequate level of cycle
parking, electric charging points, the amount of biodiversity net gain and urban
greening factor and how this can be achieved as submitted.

The proposal would provide improvements to both the internal and external
living environment to the occupants. The benefits arising from the above are
limited and do not outweigh the irreversible harm to the setting of locally listed
buildings and conservation area. The application in its current form is therefore
not supported and planning permission should be refused.

1. LOCATION

1.1  The application site (known as Home Farm) is located on the eastern
side of Kemnal Road, Chislehurst. The site is accessed via a private and
gated road, off Kemnal Road.

1.2  The site comprises nine existing residential units which are located near
to the western corner of the site. The existing residential units are known
as Bothy Cottage, Bothy House and flat, No.1 to No. 4 Polo Mews, Green
Acres and Cherry Tree Cottage. Among these existing dwellings, Bothy
Cottage, Bothy House and flat, No.1 to No. 4 Polo Mews are locally listed
buildings.

1.3 No.1l and No.2 Polo Mews are parallel with the Bothy, being located to
the south of the Bothy Cottage, Bothy House and flat. No.3 and No. 4
Polo Mews are located to the south of No.1 and No.2 Polo Mews, being
separated by a small rectangular courtyard.

1.4  Green Acres is the largest property within this complex, with the western
face extending from the Courtyard adjoining to No.2 Polo Mews building.
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There is a large courtyard to the immediate north of Greenacres. The
garden consists of a large rectangular lawn and outdoor swimming pool.

The grassland field across the site was dominated by grasses until
recently replaced by grapevines this summer. There is a detached
agricultural building located near to the north-west corner of the site. This
agricultural building is mainly used as machinery storage. There is a
variation of ground level within the site and its wider context.

There is a late Victorian walled kitchen garden and a private outdoor
swimming pool located to the rear of Polo Mews, Green Acres and
Cherry Cottage. A full-size tennis court is located at the south-west
corner of the application site.

The site is located within the Green Belt and Chislehurst Conservation
Area. Kemnal Woodlands surrounds the north and east of the site. An
area of land located to the south-east of Cherry Tree Cottage is
designated as Kemnal Woodands, as a Development and Nature
Conservation Area in the Bromley Local Plan.

There are three trees located to the south of Bothy Cottage which are
subject to a Tree preservation Order (TPO ref 2251 - Lime). There is a
further tree located to the west of Chery Tree Cottage is also subjected
to a Tree Preservation Order (TPO ref: 2071 - YEW).

The eastern part of the site is crossed by a footpath (public right of way
PROW — FPO042), which borders the eastern side of the hedgerow,
before diverting across the south-east part of the site.

Kemnal Road is one of the longest roads in the Chislehurst Conservation
Area. The site is located within Green Belt. Kemnal Road is
predominantly residential with a pocket of open space. It runs north from
Bromley Lane, near its junction with Royal Parade and through
Chislehurst Common before reaching north to the Sidcup-By-Pass.

To the north of the site is Kemnal Park Cemetery and Memorial Gardens.
To the southwest is Foxbury Manor. To the east of the site, is Nuffield
Health Fitness and Gym. To the south and south east are University
College London Sports Ground and Chislehurst Schools for Girls
respectively

Home Farm is originally a working farm associated with Foxbury Manor.
Foxbury Manor is a Grade Il Listed Building and located to the West of
the application site. The listed description of Foxbury states “Built by
David Brandon 1876. in Gothic Revival stvle. An L-shaped buildina in
stone with mllioned windows, Tudor type chimneys and aables with
barge boards. Plinth. (See digital Archives "The Builder" Vol 41 P 74, P
80-1)”.



1.13 The site has a historic and established agriculture use. Sheep farming
was recorded as the principal agriculture use in 2015. It has been

replaced as a hay growing farm in the recent years and now a grape
growing farm this summer.

BARN & MACHINERY STORE

3 & 4 POLO NEWS TRIPLE GARAGE, OFFICE AND
APARTMENT

Figure 2: Location of existing buildings.

2. PROPOSAL

- Vineyard



2.1

2.2

2.3

2.4,

Full planning permission is sought for a vineyard, a plantation of grape-
bearing vines within established agricultural land. The previous crop
yield associated to this established farm site was hay. The plantation
activities are located within the northern and eastern part of the
application site.

The location and access of the existing public right of way across the
field would remain unchanged. An area of private grassland is indicated
as orchard and picnic area, accessible by members of the public. This
area is located adjacent to an existing footpath, near south-east corner
of the site.

- New residential dwelling - Vine House

A new subterranean dwelling (Vine House) is proposed in an area of
open land, this is located approximately 41 metres east of Cherry Tree
Cottage. The proposed new dwelling comprises of 3 ensuite bedrooms,
an indoor swimming pool, a sitting room, a kitchen, living and dining
room, a hydrogen plant room, two courtyard areas, an outdoor terrace
and associated hardstanding area for parking.

Figure 3: Location and the proposed Vine House and new human-made pond.

The proposed floor level of this new dwelling would be up to 2.1 metres
below the relevant ground level. The proposed green roofs would be up
to 2.4 metres high when measured from the relevant ground levels, with
a maximum length of approximately 36 metres and approximately
355sg.m in area.



25 A new man-made pond is proposed to manage the impact of surface
water flooding associated to the proposed new dwelling (red arrow in Fig
3). The Flood Risk Assessment indicates that an area of 1,020sg.m
associated to the proposed new dwelling would require mitigation. The
proposed pond would be located approximately 22 metres south from
the proposed new dwelling, covering approximately 390sq.m ofthe open
land.

Figure 4: Proposed West Elevation (Front)
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- Green Acres

2.6  Anexisting late addition attached to the front on Green Acres would be
demolished. This existing addition is also attached to No. 2 Polo Mews.



2.7  Two new ground floor front windows would be installed.

Figure 7: Aerial image of Green Acres (left image) and proposed front elevation (right
image).

- Locally listed buildings - The Bothy (Bothy Cottage, Bothy House and
Bothy Flat)

2.8  The Bothy was originally constructed as a farm house with workshops
and storage areas serving The Foxbury Manor, a Grade Il listed building
located on the western side of Kemnal Road and outside the application
site boundary. The Bothy has been converted into three residential units
with extensions comprise of two floors. Bothy Cottage would be changed
from a 2 bed to a 4-bed unit. The Bothy House would be changed from
a 3-bed unit to a 4-bed unit.

2.10 It is proposed to partially demolish the locally listed buildings and two
storey rear extension is proposed. The proposed two storey extensions
is designed with four gable end pitched roofs and two first floor balconies
would be introduced on the north elevation. Large areas of glazing would
be introduced on the ground floor. The dimensions of the proposed
Bothy Cottage and Bothy House are tabled below:

l

Figure 9. Proposed ground floor plan
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Figure 10. Existing first floor (left)
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Figure 11. Existing first floor (left) and proposed first floor plan (right)
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Figure 12. Existing north elevation (left) and proposed north elevation plan (right)

2.11

2.12

2.13

Locally listed building — Polo Mews (No. 1 to No.4)

Polo Mews (No.1 to No.4) are located behind The Bothy and have been
extended and converted from its previous use as stable blocks to
residential units. Polo Mews currently comprises of 3 x2 bedand 1 x 1
bed units.

The clock tower in Polo Mews No.1 and No.2 would be retained. No.2
Polo Mews would be partially demolished and detached from
Greenacres.

No. 1 and No.2 Polo Mews would be merged and reconfigured into a 4-
bed house. No0.3 and No.4 Polo Mews would be completely demolished
and replaced by a single storey flat and green roof building with a glazed
link connecting to No.1 and No.2 Polo Mews. Two court yard areas and
an outdoor terrace area would be provided. A line of solar panel would
be mounted on the ground in the rear garden.
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Figure 13: Polo Mews proposed ground floor plan (left) and first floor plan (right)

3. RELEVANT PLANNING HISTORY

- Home Farm Cottage
3.1  94/00475/FUL — withdrawn
Home Farm change of use to private residential curtilage and associated
pasture parkland and woodland. Demolition of existing cottages know as
Home Farm and Cherry Cottage. Erection of a detached 8 bedroom house
creation of access driveway and new section of garden wall

3.2 95/01876/S64 — granted 13.09.1995.

Home farm hay bar determination in respect of agriculture permitted
development rights.

3.3 96/02858/FUL — granted on the 25.04.97

Home Farm change of use from agriculture bar to 12 loose boxes.
Construction of outdoor menage for the exercise of horses

- Greenacre / Home farm
3.3 94/2667 - granted on the 20/03/1995
Demolition of existing building (conservation area consent)
3.4  95/02576/FUL
Retention and refurbishment of part stable block with storage area over new
stable block with storage area over new triple garage with farm office over

part variation of permission 94/2666.

3.5 95/02577/CON - granted on 24/01/1996



Demolition of outbuildings in stable yard conservation area consent
3.6 98/00973/FUL — granted on the 06/07/1998

Part of Bothy Cottages block — change of use from workshop storage to 2
bedroom flat. Single storey extension and alteration of roof

3.7 99/00903/FULL1 — granted on the 28/05/99

Continued use of barn for stabling horses without complying with condition 03
of permission 9602858 which required the use to cease by 31/03/99

3.8 99/01961/FULL1 -granted on the 07/01/2000

Conversion and reuse of northern stable building to form two 2 bedroom units
together with four car parking spaces

3.9 00/01002/FULL1 -granted on 29/06/2000
Conversion and re-use of former southern stable block to form 2 one bedroom
units with 3 car parking spaces

3.10 00/03312/FULL1 -granted on the 07/12/2000
Conversion of stable block into 2 one bedroom houses with 4 car parking
spaces

3.11 01/00553/FULL1 - granted on 14/04/2001
Replacement barn

3.12 01/03309/FULL1 — granted on 06/12/2001
Entrance gates and fence RETROSPECTIVE APPLICATION

3.13 01/04053/FULL1 —refused on 18/04/2002

Front boundary wall, entrance gates and landscaping (RETROSPECTIVE
APPLICATION)

3.14 01/02735/FULL1 — granted on 16/10/2001
Single storey rear extension

3.15 02/02355/FULL1 — granted 22/08/2002
Front boundary wall entrance gates and landscaping. RETROSPECTIVE
APPLICATION

3.16 07/02426/FULL6 — granted on the 04/09/2007

Two storey front extension part one/two storey extension to link main house to
existing games room and two storey front extension to games room to form
triple garage with accommodation over all within walled courtyard



3.17 07/02428/CAC — withdrawn
Part one/two storey extension to north elevation CONSERVATION AREA
CONSENT

3.18 08/01552/FULL6 — granted on 25/06/2008
Part one/part two storey front and side extensions (Revision of permission
07/02426)

3.19 08/03604/FULL6 — granted on 09/12/2008
Part one/two storey front and side extensions (Amendment to permission
08/01552 to incorporate elevational alterations and to allow for extension
ridge height to be contiguous with existing house

3.20 15/01995/AGRIC - granted on 9" June 2015 (enforcement related)

A prior approval application for an agricultural building with access road (28
Day Consultation Under Part 6 of the GPDO 1995 (As Amended)) was
granted on 9" June 2015. (ref: 15/01995/AGRIC)

3.21 16/04795/TREE — granted on 14.11.2016

Trees works relates to T1 Sycamore — Fell and T2 & T3 Horse Chestnut x 2 -
Remove/reduce low limb on both trees growing over road towards telephone
cable

3.22 17/00244/TREE - granted 17/02/2017
Tree works related to 3 x Lime (T1) - Re-pollard by reducing the height by 7m;
Horse Chestnut (T2) - Fell.

3.23 17/03202/TREE — granted on 30/08/2017
Tree works related to T1 Oak - Reduce crown by 4m and shape; T2 Oak -
Reduce side growing toward dead tree and pond by 5m.

3.24 18/03868/PLUD — granted on 10/10/2018

Erection of two single storey rear extensions and two front porches to serve
existing dwellings and erection of two garage outbuildings within the rear
gardens of existing houses (3 and 4 Polo Mews)

LAWFUL DEVELOPMENT CERTIFICATE (PROPOSED)

3.25 18/01554/ELUD - granted

Certificate of lawful development (existing) to establish whether the rear
gardens which serve two existing dwellings at Nos.3 and 4 Polo Mews can
lawfully be retained to serve these properties.

3.26 18/01832/AGRIC - refused on the 4" May 2018

A prior approval application for the erection of an agricultural building for sheep
handling and housing together with the storage of feed, forage, straw,
veterinary medicines and sundries (Application for Prior Approval Under Part 6
Class A of the Town and Country Planning (General Permitted Development)



(England) Order 2015) was refused and planning permission was considered
to be required.

3.27 18/05570/FULL1 - withdrawn on the 25% of October 2019

Full planning permission for the conversion of existing bar to provide a 4-
bedroom dwelling with integral garage.

3.28 20/03519/TREE — granted on 17.11/2000

Tree works related to T1 White Poplar over drive - Reduce by 4m and shape;
T2 Oak near front gate - Reduce large limb over driveway by 2-3m; T3 Group
of Oaks - Thin crowns by 20%. Lift branches over driveway to 5m and remove
lvy; T4 Leylandii - Reduce height to old reduction points; T5 Group of
Evergreens near pool- Reduce height/crown by 2m and shape. Remove 1 x
Pine; T6 Group of mixed trees (Cedar/Pines/Sycamore) near tennis court -
Reduce height by 2-3m and shape.

3.29 23/02848/TREE granted on 09/08/23

Tree works related to T1 Leylandii near pool area — Fell; T2 Oak group (x5) -
Reduce crowns by 2m and thin by 20%, also to clear around telephone cables;
T3 Cherry and Cedar growing together - Reduce in height by 2m; T4 Wild
Cherry near mews house — Fell; TS5 Mixed group along driveway, Maple, Poplar,
Hawthorn - Reduce branches growing over the driveway back to curb edge; T6
Large Leylandii - Fell.

-  Polo Mews

3.30 17/05635/PLUD — refused on 29/01/18

Erection of two single storey rear extensions to serve existing dwellings and
erection of two garage outbuildings within the rear gardens of existing houses
and two front porches LAWFUL DEVELOPMENT CERTIFICATE

- Bothy Cottage/ House

3.31 203/02987/FULL6 — granted 09/10/2003

Part one/two storey side and rear extension

3.32 08/01811/TPO —refused on 15/07/2008
Tree works to fell 3 lime trees SUBEJCT TO TP0O2551

3.33 19/05265/FULL1 — granted on the 23/09/2020

Reconfiguration of existing 7 residential properties at Polo Mews, Bothy
Cottage and Bothy House incorporating removal of link to Green Acres and
other demolition works to enable 4 family homes to be provided along with
provision of part single storey part two storey side and first floor rear extensions
to Bothy Cottage and first floor rear extension to Bothy House, proposed works



also include provision of ground and lower ground rear extension to Polo Mews
incorporating excavation works and two garages and elevational alterations
and alterations to the site curtilages and landscaping.

3.34 The following applications relates to a new dwelling located to
the south of the site

- 18/00835/RECON — approved on 19" Aug 2019.

Variation of Condition 11 of permission ref. 16/01360 granted for detached
five bedroom house with residential curtilage to allow revised rear elevation
and roof details.

- 16/01360/FULL1 — granted on 315t Aug 2017
Detached five-bedroom house with residential curtilage
-16/01360/FULL1 — granted on 315t Aug 2017
- 14/03215/FULL1- granted on 12" November 2014

Repositioning of access drive to serve new dwelling permitted under ref
12/03886 including flood prevention works.

- 13/03662/FULL1 — granted on the 24" Dec 2013

Access drive (amendment to permission ref 12/03886 granted for detached
five bedroom house with curtilage, 5 car parking spaces and removal access
drive)

- 11/02960/FULL1 granted on 8" February 2012
Detached five bedroom house with curtilage, 5 car parking spaces and
removal of access drive

4. CONSULATION SUMMARY
a) Statutory
4.1 Natural England — No objection

Based on the plans submitted, Natural England considers that the
proposed development will not have significant adverse impacts on
statutorily protected nature conservation sites or landscapes. Natural
England’ generic advice on other natural environment issues on
landscape, best and most versatile agricultural land and soil, protected
spaces, local sites and priority habitats and species, ancient woodland,
ancient and veteran trees, environmental gain, access and recreation,
rights of way and Biodiversity duty are attached.

4.2  Environment Agency — No objection



4.3

Based on the information submitted, Environment Agency have raised
no objection. The applicant is advised that any waste materials should
be removed to suitable permitted sites as part of any site
clearance/preparation works. Contaminated soil must be disposal of is
waste. Therefore, its handling transport, treatment and disposal are
subject to waste management legislations.

Developer should ensure that all contaminated materials are adequately
characterise both chemically and physically in line with the British
Standard BS EN 14899:2005 “Characterization of Waste — Sampling of
Waste Material — Framework for the Preparation and application of a
Sampling Plan” and that the permitting status of any proposed treatment
or disposal activity is clear. If the total quantity of hazardous waste
materials produces or taken off-site is 500kg or greater in any 12 month
period, the developer will need to register with Environment Agency as
a hazardous waste producer. Only clean uncontaminated surface water
may be discharged to ground via approved SuDS designs. Details of alll
proposed foul and surface water drainage should be submitted in
compliance with good practice guidance and comply with relevant
Building Regulations. All fuels, chemical and materials shall be stored
and used in compliance with relevant regulations and good practice.
Should planning permission is recommended, the following should be
secured by planning conditions:

- Report of contamination not previously identified is found to be
present at the site and no further works shall be carried out until a
remediation strategy is submitted and approved by the LPA.

- No infiltration of surface water drainage into the ground unless written
consent is approved by the LPA.

Greater London Authority — Comment

- Land Use Principles: The site is designated as Green Belt land and
the proposal is inappropriate development. The VSC presented
represent local benefits, for the Council to give due consideration to
in balancing whether this would outweigh the harm to the Green Belt.
Given the minor increase in floor area and small projection of the
subterranean home into the Green Belt, with a well-considered
design approach, GLA officers do not consider this to be strategic
concern.

- Urban Design / Heritage: The intended massing and scale is well
considered. The proposal may result in harm to the Chislehurst CA
and Grade Il listed Foxbury building. An assessment of London Plan
Policy HC1 should be undertaken by the Council, due to the local
nature of the benefits. A London Plan compliant fire statement is
required to be secured.

- Transport: Considering its relatively small scale, with similar or
reduced trip rates, the principle of this private development is
acceptable in transport terms. The Council should seek additional
clarification regarding car parking and cycle parking, ahead of



4.3

4.4

4.5

4.6

determination. Any permission should secure delivery and servicing
and a travel plan for the residential and vineyard alongside disabled
persons car parking, electric vehicle charging and improvements to
access on foot or cycle.

- Sustainable development: Additional information on energy, whole
life cycle carbon and circular economy should be considered and
secured by the Council

- Environmental issues: The recommendations of the Preliminary
Ecological Appraisal (PEA) should be secured, including a CEMP
and EMP.

Drainage (Lead Local Flood Authority) — Comment
b) Non-statutory

Secured by designh — No objection

No objection.

Highway - Comment

Kemnal Road comprise of adopted, unadopted and private road. The
site is located on a private section of Kemnal Road. As such, the Council
is not the highway authority. The proposal would increase traffic flow.
There are no details regarding to the Vineyard being open to the public.
Should planning permission be granted and prior to any works
commencement on site, a survey of the existing rood condition of the
road shall be submitted to and agreed in writing by the Local Planning
Authority. Any damage caused to the surface of the road during the
construction phase of the development shall be reinstated to a standard
at least commensurate with its condition.

Environmental Health — Comment
- Air quality

The application is supported by Air Quality and Air Quality Neutral
Assessment Technical Statement dated 16™ September 2022. The
report demonstrates that the development will not have an adverse air
guality impact.

The application is supported by a Sustainability and Energy Statement,
by BlueSky dated 2"d August 2022 which indicates that Air Source Heat
Pumps (ASHPs) are proposed for Polo Mews and the Bothy. Although
the location of these is significantly removed from nearby residential to
have any potential for disturbance, with the occupants of the
development itself they would need to consider the position, orientation
and sound levels for the selected ASHPs to avoid any particular impact
to those that are living within this accommodation. Should planning



4.5

permission be forthcoming, full details should be provided and agreed
by the Council.

- Land contamination

The Phase 1 Preliminary Contamination Risk Assessment Report
indicates that the proposal would have a generally low risk to human
health and controlled waters has been identified at the site. This report
recommended that ‘No further ground investigation is required based on
the findings of the assessment but should any olfactory or visual
evidence of contamination be encountered during construction, a geo-
environmental engineer should be notified so that further investigation
and assessment can be undertaken.” Should planning permission be
recommended, a contaminated land discovery condition should be
attached.

Thames Water — Comment
- Surface water and waste water

Thames Water would advise that should the sequential approach to the
disposal of surface water be followed and in line with London Plan Policy
SI3, Thames Water would have no objection. The applicant is reminded
that a prior approval from Thames Water Developer Services is required
for discharge of surface water to a public sewer. Thames water would
expect the developer to demonstrate what measures will be undertaken
to minimise groundwater discharges into the public sewer. Groundwater
discharges typically result from construction site dewatering, deep
excavations, basement infiltration, borehole installation, testing and site
remediation. Any discharge made without a permitis deemed illegal and
may result in prosecution under the provisions of the Water Industry Act
1991. Should the Local Planning Authority be minded approving the
planning application, Thames Water would like the following informative
attached to the planning permission: “A Groundwater Risk Management
Permit from Thames Water will be required for discharging groundwater
into a public sewer.

Thames Water have no objection regarding to waste water network and
sewage treatment works infrastructure capacity.

- Water

The site falls within a Source Protection Zone for groundwater
abstraction. These zones may be at particular risk from polluting
activities on or below the land surface. To prevent pollution, the
Environment Agency and Thames Water (or other local water
undertaker) will use a tiered, risk-based approach to regulate activities
that may impact groundwater resources. The applicant is encouraged to
read the Environment Agency's approach to groundwater protection and



4.6

4.7

4.8

4.9

may wish to discuss the implication for their development with a suitably
qualified environmental consultant.

No main water should be used for any construction unless prior consent
from Thames Water have been obtained. More information and how to
apply can be found online at thameswater.co.uk/buildingwater

Thames Water will aim to provide customers with a minimum pressure
of 10m head (approx 1 bar) and a flow rate of 9 litres/minute at the point
where it leaves Thames Waters pipes. The developer should take
account of this minimum pressure in the design of the proposed
development. Based on the information provided, Thames Water have
no objection with regards to the impact on water network and water
treatment infrastructure capacity.

London Borough of Bexley — No objection

No objection to the proposal.
Public Right of Way officer - Comment

No objection to the proposal provided that the existing footpath with a
definitive 2 metres width is preserved.

Tree officer — Comment

The details of tree protection plan including an arboricultural method
statement should be secured by planning conditions (Condition PC02
and AG05)

Orpington Field Club & Bromley Biodiversity Partnership Sub-
group — Objection

The proposed “Vine House” is on land previous of agriculture use and
within green belt. There appear to be no very special circumstance to
justify this proposed new dwelling and would be contrary to Policy 49
and 62 of the Bromley Local Plan. Bromley Biodiversity Partnership Sub-
group and Orpington Field Club and members considered that the
application should be refused as this part of the proposal would not
comply with the policies.

Similarly, although the building of new access routes and removal of
some existing hard standing will result in the reduction by 1,134sqg.m
hardstanding, it will also result in loss of soil fauna and flora for which
there will be no compensation since the soil beneath the removed
hardstanding will be compressed and unable to support soil animals,
plants and fungi in the short to medium term. Consideration should be
given to access routes using existing hardstanding as far as possible.



N.B.

4.10

The proposal would result in the loss of oak trees T21 and T11. T11 is
reported as safe and has veteran features. However, should planning
permission be forthcoming, the following should be secured by
conditions:

- Retention of Oak Tree T21 and T11 with T21 being of particular
importance. Proposed access route adjacent to T21 to be diverted
away from it. Native oak (Quercus robur or Q. petraea) to replace any
oak to development.

- Proposed new access route to be diverted away from semi-natural
habitat and use existing hardstanding as far as possible.

- Pond to be planted with native marginal and emergent plants after
reprofiling. The reprofiling must ensure at least 1 side of the pond is
gently sloping so any animals, such as hedgehogs, which fall in can
escape. Hedgehogs (a Bromley and NERC Act (2006) Section 41
priority species) were recorded within 703 m of the site in 2021.
These animals travel 1-2kms /night in search of invertebrate food and
mates so may forage in the area. Many hedgehogs die in steep sided
ponds.

- Habitat creation as shown in the PEA P.20, paragraph 4.9. Figure 9
to be implemented.

- Bats: integrated bat boxes to be installed into the building B4 as
part of the proposed development as per PEA paragraph 4.14. See
also recommendations below.

- Artificial lighting disrupts the diurnal rhythm of all living things,
including bats. Therefore proposed lighting to be angled away from
natural habitats- hedgerows, trees, ponds, scrub, grassland and any
installed bat or bird boxes and must follow PEA paragraph 4.14.

- Hedgehog/Badgers: Although no evidence of badgers was recorded
on site, hedgehog was recorded 703 m away (see under proposed
condition 3, ponds). Best practice construction measures as laid out
in the PEA 4.17 to be carried out.

- Birds: as per PEA paragraph 4.19, vegetation removal must be
undertaken outside of the breeding bird season (March-September
inclusive) or immediately after a nesting bird check by a suitably
qualified ecologist. If active nests are identified, works in the vicinity
of the nest must cease until the birds have fledged the nest.

The Oak tree (T11) will be retained. The Council tree officer have
reviewed the condition of the Oak Tree (T21 — category U) and consider
this should be removed. Should planning permission is recommended,
the relevant mitigation measures will be secured by a planning condition.

The Chislehurst Society

The application appears to be acceptable, sympathetic to the landscape
with no adverse effect on the environment. The unique sustainable
building planned, in conjunction with the surrounding vineyard would
enhance the land and bring another dimension to the existing farm.



4.8

c) Adjoining Occupiers

Four (4) letter of support have been received and the reasons are
outlined as follow:

1.

The proposed changes would be beneficial to the local environment
and consistent with the continued use of Home Farm as an
agricultural small holding

Any potential impact of the proposal has been considered by the
applicants.

The proposal would result in a net reduction in built environment. The
heating of the existing dwellings will be powered by renewable
technology. The new dwelling will be the first zero carbon house
powered by hydrogen in London.

Viticultural business is exciting and one of the few remaining
agricultural holdings in Chislehurst

The proposal would enhance the character of the Chislehurst
Conservation Area.

5. POLICIES AND GUIDANCE

5.1

5.2

5.3

5.4

5.5

Planning applications are required to be determined in accordance with
the statutory development plan unless material considerations indicate
otherwise (S38(6) Planning and Compulsory Purchase Act 2004 and
S70 Town & Country Planning Act 1990).

National Planning Policy Guidance (NPPG)

National Design Guidance 2019

National Planning Policy Framework (NPPF) July 2021

The London Plan (March 2021)

The relevant policies are:

Policy D1  London’s form, character and capacity for growth
Policy D3  Optimising site capacity through the design-led approach
Policy D4  Delivering good design

Policy D5 Inclusive design

Policy D6 Housing quality and standards

Policy D11 Safety, security and resilience to emergency
Policy D12 Fire safety

Policy D13 Agent of change

Policy D14 Noise

Policy H1 Increasing housing supply

Policy HC1 Heritage conservation and growth

Policy G1 Green Infrastructure

Policy G2  London’s Green Belt

Policy G3 Metropolitan Open Land



5.6

5.7

Policy G5
Policy G6
Policy G7
Policy G8
Policy SI-1
Policy SI-2
Policy SI-3
Policy SI-4
Policy SI-5
Policy SI-7
Policy SI-8

Policy SI-12
Policy SI-13

Policy T4
Policy T5
Policy T6
Policy T6.1
Policy T7
PolicyDF1

Urban greening

Biodiversity and access to nature

Trees and woodlands

Good growing

Improving air quality

Minimising greenhouse gas emissions
Energy Infrastructure

Managing heat risk

Water infrastructure

Reducing waste and supporting the circular economy
Waste capacity and net waste self-sufficiency
Flood Risk Management

Sustainable drainage

Assessing and mitigating transport impacts
Cycling

Car parking

Residential parking

Deliveries, servicing and construction
Delivery of the Plan and Planning Obligations

London Plan Guidance and Supplementary Planning Guidance

Accessible London: Achieving an Inclusive Environment (2014)
Planning for Equality and Diversity in London SPG (2007)

Character and Context SPG (2014)

Fire Safety LPG (draft 2022)

Urban greening factor LPG (2023)

Air quality positive guidance (2023)

Air quality neutral guidance (2023)

Be Seen energy monitoring guidance (2021)

Energy planning guidance (2022)

The Control of Dust and Emissions During Construction and Demolition

(2014)

Sustainable Transport, Walking and Cycling LPG (2022)
Shaping Neighbourhoods: Character and Context (2014)
Practice Note on contaminated land

Bromley Local Plan 2019

The relevant policies are:

Policy 1
Policy 4
Policy 6
Policy 30
Policy 33
Policy 37
Policy 39
Policy 41
Policy 43

Housing Supply

Housing design

Residential extensions

Parking

Access for all

General Design of Development
Locally Listed Building
Conservation Area

Trees in Conservation Areas



Policy 49 The Green Belt

Policy 51 Dwellings in the Green Belt or on Metropolitan Open land
Policy 52 Replacement residential dwellings in the Green Belt
Policy 57 Outdoor recreation and leisure

Policy 60 Public Rights of way an other recreational routes
Policy 62 Agricultural land

Policy 64 Agricultural Dwellings

Policy 72 Protected Species

Policy 73 Development and Trees

Policy 79 Biodiversity and access to nature

Policy 113 Waste management in new development

Policy 115 Reducing Flood Risk

Policy 116  Sustainable Urban Drainage Systems

Policy 118 Contaminated land

Policy 119  Noise pollution

Policy 120  Air quality

Policy 122  Light pollution

Policy 123  Sustainable Designand Construction

Policy 124  Carbon Dioxide Reduction, Decentralised Energy
Networks and Renewable Energy

Policy 125 Delivery and Implementation of the Local Plan

Bromley Supplementary Guidance

5.8
[

The relevant SPGs are:

Planning Obligations (2022)

Urban Design Guide Supplementary Planning Document (adopted July
2023)

Chislehurst Conservation Area Guidance

6. ASSESSMENT

6.1

6.1.1

6.1.2

Land use and Green Belt — Unacceptable
a) Vineyard

The Town and Country Plannina (General Permitted Development)
(Enaland) Order 2015 defines aaricultural land as “land in use for
agriculture and is so used for the purposes of a trade or business and
excludes any dwellinghouse or garden’.

The site has a historic and established agriculture use, originally
associated to the Foxbury Manor which is a Grade Il Listed Building
located on the western side of Kemnal Road and outside the application
site. The land does not fall within any defined agricultural land grading
as defined by Natural England, of which Grade 1 to Grade 3a are land
considered to be the best and most versatile land. The vineyard would
be supported by a common vertical trellis system and is not considered
to have an adverse impact at this site. Natural England was consulted,
and no objection is raised.



6.1.3

6.1.4

6.14

6.1.5

Given that the site has an established agricultural use with a planning
application record of hay growing in the recent years, it is considered
that the proposed change from hay growing to vineyard is acceptable
and would not be contrary to BLP Policy 62. Officers note that the
plantation of grapes has already commenced in April/May 2023. It should
also be noted that this element does not require planning permission in
terms of its use and this would not be afforded any significant weight in
support of the proposal as a whole.

It is noted that the Chislehurst Society and letters of support have been
received in relation to this element of the proposal. As outlined above,
the proposed changes from hay growing to vineyard is supported and is
acceptable at this location.

a) New dwelling (3 bed Vine House)

The NPPF also attaches great importance to Green Belt Land, with a
clear government policy to prevent inappropriate development in green
belt and keeping the green belt land permanently open. The essential
characteristics of green belts are their opens and their performance.

NPPF states that local planning authority should regard the construction
of new buildings as inappropriate in the Green Belt unless the proposed
development falls under the follow exceptions (a) to (Q):

a) building for agriculture and forestry;,

b) provision of appropriate facilities (in connection with the
existing use or a change of use) for outdoor sport, recreation,
cemeteries and allotments.

c) extension or alteration of a building provides that it does not
result in disproportionate additions over and above the size of the
original building.

d) the replacement of a building, provided the new building is in
the same use and not materially larger than the one it replaces
e) limited infilling in villages

f) limited affordable housing for local community needs.

g) limited infiling or partial or complete redevelopment of
previously developed land, which 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: or

- not cause substantial harm to the openness of the Green Belt,
where the development would re-use previously developed land
and contribute to meeting an identified affordable housing need
within the area of the LPA.



6.1.6

6.1.7

6.1.8

6.1.9

The proposed Vine House would be located in an area of open field,
approximately 41 metres from Cherry Tree Cottage and near to an
existing public right of way. The agricultural land is outside the scope of
previously developed land as defined by the NPPF.

The proposed new dwelling does not fall within any of the exceptions
above and BLP Policy does not apply in considering the merits of this
element. As such the construction of new buildings on Green Belt land
is regarded as inappropriate development and substantial weight is
given to the harm by reason of inappropriateness, together with any
other harm as set out below.

The proposed new Vine House would comprise three ensuite bedrooms,
an indoor swimming pool, sitting room, living, kitchen and dining room,
courtyard areas and an outdoor terrace. An internal floor space
measures approximate 355sg.m would be provided. A new pond is also
proposed to mitigate the surface water flooding as a result of the
proposed Vine House.

It is suggested that the proposed dwelling would not be harmful to the
landscape, being located on private land with limited public views. Whilst
the site is located on a slope, the proposed new dwelling would require
major excavation of land to achieve the proposed internal floor space
and internal level including outdoor courtyard areas and an outdoor
terrace.

6.1.10 The proposed east elevation plan indicates that the proposed internal

floor level would be up to 1.6 metres below the natural ground level with
external walls up to 2.4 metres high when measured from the relevant
ground level.

6.1.11 The proposed south elevation plan indicates that the proposed new

dwelling would measure approximate 33.6 metre wide and
approximately 3.5 metres high. It should be noted that the proposed
green roof is set as an angle against and above the natural ground
These elements would be above ground level and facing the adjoining
land.

6.1.12 Whilst the proposed building would be partly subterranean, it should be

noted that the proposed dwelling is located within an area of open land
and close to an existing public footpath across the field. The proposal
would remain visible in the proposed vineyard, along the public footpath,
the proposed picnic area and wider area of the site during different
seasons. Furthermore, the proposed building would also be visible from
the site and the adjoining land. Due to its siting and scale of the proposed
dwelling, the proposal would expand built development in an
undeveloped area of open land inthe green belt. The proposal would fail



to keep green belt land permanently open and have an adverse spatial
impact on openness.

6.1.13 The proposed new dwelling would require extensive engineering work to
excavate the land in the open field and in addition to the harm to
openness that the provision of a new dwelling would cause in principle,
this would result in the artificial alteration of the existing land form which
would harm the rural character of the site. The provision of a new
dwelling would represent an encroachment to the open and natural
landscape on a permanent basis.

6.1.14 It is noted that the proposed dwelling is designed with two green roofs
which measure approximately 353sg.m. The siting, scale and shape of
the green roof would be set at an angle above the natural ground level
and truncate the natural slope. The proposed elevation plan indicates
that large expanses of rammed earth walls would be required on the
front, side and rear elevations (West, South and East elevations). Due
to its siting, scale and design, the proposal would be harmful to the
openness of the green belt.

6.1.15 The proposed new dwelling would incorporate a hydrogen plant and
ground source heat pump to achieve net zero carbon, being the first of
its kind. However, it should be noted that new major development is
required to achieve carbon zero. As such this element of the proposal
would not be afforded any specific additional weight in support of the
proposal as a whole.

6.1.16 Hydrogen is one of many renewable energy options which is available in
the market for any willing users. As such, generating renewable energy
to address climate change and meeting the development plan
requirements is not regarded as very special circumstances for a new
dwelling in the Green Belt. Furthermore, carbon zero homes which
address fuel poverty and climate change do exist in this borough such
as the Council’'s affordable housing scheme at Brindley Way. Whilst
addressing climate change is supported, this does not override the
Green Belt polices and should not be used as a precedent to introduce
new building in the Green Belt.

6.1.17 In summary, the proposed Vine House would be located in an area of
agricultural land within an existing field and would require major
engineering works to achieve the required living spaces partially below
the ground level with green roofs, hardstanding and a new pond. These
proposed works would erode the openness and create substantial and
permanent harm to the Gren Belt. The benefit of the proposed new
dwelling is limited to the provision of a new private 3 bed dwelling and is
not considered to be an adequate reason to introduce a new residential
building inthe Green Belt. There is no public benefit or VSC that can be
demonstrated in this case.



6.1.18

6.1.19

6.1.20

6.1.21

b) Complete and/or partial demolition and alteration to the locally
listed buildings

NPPF paragraph 149(g) states “limited infiling 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; or

not cause substantial harm to the openness of the Green Belt, where the
development would re-use previously developed land and contribute to
meeting an identified affordable housing need within the area of the local
planning authority.

BLP Policy 51 states that extensions or alterations to dwellings in the
Green Belt will only be permitted if:

a) The net increase in the floor are over that of the original dwelling
house is no more than 10 percent, as ascertained by external
measurement; and

b) Their size, siting, materials and design do not harm visual amenities
or the open rural character of the locality; and

c) The development does not result in a significant detrimental change
in the overall form, bulk or character of the original dwelling house.

The buildings within the application site have been altered with various
previous extensions. Based on the information provided and the
council’s planning application record, it is considered that the proposed
extensions would be more than 10 percent of its original building.

Bothy Cottage would be changed from a 2 bed to a 4 bed dwelling. Bothy
Flat would be incorporated with Bothy Cottage as a 4 bed dwelling. No.1
to No.4 Polo Mews are 1 to 2 bed dwellings and would be demolished
and/or altered as a 4 bed dwelling. The difference between the existing
and proposed internal floor spaces set out within the Design and Access
Statement is tabled below. The housing size of Greenacres and Cherry
Tree Cottage would not be changed.

Existing Proposed Difference (+/-)
Bothy Cottage | 127sg.m 220sg.m +73%
Bothy Cottage | 192sg.m 220sg.m +14.6%
and Flat
Bothy  shed | 84sq.m 60sg.m -28.6%
and garage
Total 403sg.m 500sg.m +24.1 %

Table 1. Existing and proposed internal floor spaces (source from design
and access statement).

| Existing | Proposed | Difference (+/-) |




Polo Mews 373.1sg.m 290 -22.3%
No 1to No 4

Garage and | 7.7sq.m 30 +389%
shed

Total 380.8sg.m 320sgq.m -15.9%

Table 2. Existing and proposed internal floor spaces (source from design
and access statement).

6.1.22 The design and access statement suggest that the proposal would not
be materially larger than an earlier approved scheme (ref:
19/05265/FULL1). It should be noted that this proposal is materially
different from the previous approved scheme and is also within a
different red line boundary, including a new dwelling on agricultural land
as set out in the preceding section. It is also important to note that the
existing buildings have been extended with various single and two storey
extensions as outlined in the planning application history section of this
report.

6.1.22 The proposed partial demolition and alterations of Bothy Cottage, Bothy
House and Flat, No.1 and No.2 Polo Mews and complete demolition of
No.3 and No.4 are not considered acceptable due to its proposed size
and scale. As such, the proposal would be contrary to BLP 51

6.1.23 Locally listed buildings include Bothy Cottages, Bothy House and flat,
Polo Mews No.1 to No.4. The nearest statutory listed building is Foxbury
Manor, located on the western side of Kemnal Road outside the
application site. The impact on the identified heritage assets and green
belt are outlined in the relevant section of this report.

c) Partial demolition of Greenacres, realignment of internal private
road and public right of way

6.1.24 The proposed demolition works to Green Acres and installation of two
ground floor front windows is not unacceptable. The realignment of the
internal access road is not considered unacceptable. The access of the
existing right of way would remain unchanged and would comply with
BLP Policy 60.

Summary

6.1.25 The proposed vineyard within an established agriculture site is
considered acceptable and does not require planning permission in
terms of its use. The proposed new dwelling is an inappropriate
development in Green Belt and there is no VSC established to justify this
harmful development in the green belt. The proposed demolition works
to the locally listed buildings would be harmful to the setting and
character of the locally listed buildings and conservation area. The
complete demolition of No, 3 and No.4 along with the proposed



demolition works to the remaining locally listed building would amount to
substantial harm.

6.1.26 Paragraph 2.8 to 2.9 of the planning statement states that ‘the applicant
Mr and Mrs Selby, operate the farm and currently reside in Greenacres.
The applicants are now at an age where they are both retired and
wishing to downsize from Greenacres. However, they wish to remain
living at Home Farm”. The Council's planning application records
indicates that the applicants have made a number of planning
applications to extend the buildings within the complex since 1994. Along
with the land registry record, there is no personal circumstance to
prevent the applicant remaining to reside within the same complex.

6.1.27 The submitted planning statement states that the following cumulative
benefits arising from the proposed development would represent a case
of very special circumstances and outweigh the harm in Green Belt. The
key planning considerations and officers view in relation the suggested
very special circumstances are tabled below and the relevant sections
of this report:

Suggested very Officers’ view

special
circumstances
(VSC)
1. | Borough first in The completed Council's affordable housing
relation to scheme at Brindley Way is a recent approved

sustainable and
energy that would
contribute towards
achieving net
caron zero targets.

development which achieved net zero carbon,
utilising solar panel and air source heat pumps.
Hydrogen is one of the on-site renewable energy
measures/options available in the market. This
proposal would achieve net zero-carbon as
required by the London Plan and this should not be
afforded additional weight in support of the
proposal that would clearly and demonstrably
outweigh the harm to the Green Belt.

Enhancement to

the standard of
architecture and
design in

Conservation Area
and in the Borough
more widely

The proposal would result in demolition of No.3 and
No.4 Polo Mews and significant alterations to the
listed buildings (Bothy House, Bothy Cottage, No.1
and 2 Polo Mews). The proposal would have an
adverse impact upon the setting of the locally listed
building and conservation area. The design of the
proposal is modern. However, it is not considered
to be an exemplar in the Bromley area and would
stil have a significant impact on the heritage
assets.

The proposed new dwelling requires substantial
excavation work and changes on ground level to
accommodate the proposed floor space including
internal court yards and outdoor terraces. The




location of the proposed dwelling would be located
within a currently undeveloped part of the site and
would reduce the openness of the Green Belt. The
external rammed wall, green roofs set at an angle
against the natural topography, expansive amount
of glazing, and outdoor terraces would remain
visible above ground level. The modern design and
layout does not clearly and demonstrably outweigh
the harm to the Green Bel.

Improvements to
the landscape
character and
visual quality of the
area

The proposed built development would be harmful
to the setting, character and landscape of the site
and area on a permanent basis.

The proposed vineyard would improve and
increase the amount of planting and biodiversity of
the site when compared with the previous hay
growing/produce. The improvement of biodiversity
net gain is a development plan policy requirement.
Furthermore it is not considered that the
construction of a new dwelling is necessary to
achieve this — indeed the planting of the vineyard
has already taken place. As outlined in the GLA
planning consultation, compliance of the London
Plan does not represent a VSC. This aspect of the
proposal would not clearly and demonstrably
outweigh the harm to the Green Belt.

Securing the future
viable agriculture
use of the farm

Permission is not required in terms of its use and it
is not considered that the provision of a new
dwelling on the site is necessary to achieve this.
This consideration would not clearly and
demonstrably outweigh the harm to the Green Belt.

Enhancement to
character and
appearance of the
conservation area
and locally listed
buildings

Please see ltem 2 above

Provision of a
public picnic area
with visitor
information board

The field across the site is already accessible via a
public right of way. There are no requirements for
this provision on private land and it does not clearly
and demonstrably outweigh the harm to the Green
Belt.

6.1.28 The final assessment of the weight to be given to these considerations

when taken together against the harm to the Green Belt by reason of
inappropriateness and other harm will be undertaken in the overall
balancing exercise set out at the end of this report.

Heritage assets — Unacceptable




6.2.1

6.2.2

6.2.3

6.2.4

6.2.5

6.2.6

6.2.7

Section 72(1) of the Planning (Listed Buildings and Conservation Areas)
Act 1990 requires decision makers to have special regard to the
desirability of preserving or enhancing the character or appearance of
the Conservation Area (CA). The identified heritage assests are:

a) Chislehurst Conservation Area (CCA)

Chislehurst Conservation Area (CCA) is one of the most historic,
significant and largest conservation area in Bromley. The Conservation
Area was first designated in February 1972. There is a diversity of forms
of development and open spaces int this CA, which was derived from a
number of historical and architectural forces.

The CCAcontains 2 entries of Grade I* Listed buildings (Camden House
and Chesil House), 64 entries of Grade Il Listed buildings, over 100
entries of locally listed buildings. Foxbury is a Grade Il Listed Building
and is located approximately 70 metres west from the application site. It
was first listed by Historic England on the 19t of June 1974 (listing entry
number 1064389).

The Kemnal Estate was sold in 1872 and the land started to split and be
developed. This resulted in the construction of the first large houses,
country manors for the industrialist and financiers of Victorian London,
people whose growing wealth and rapidly ascending social status
impelled them to construct houses which mirrored in both scale an
ornament the historic manors of the aristocracy.

The CCA has a wooded, semi-rural character with extensive coverage
by mature trees, woodland and open grassed areas. The CCA extends
into other parts of the sub-urban area, which are closely developed with
buildings. However, the presence of trees and gardens and the
placement of open spaces maintain the impression of nature playing a
major role.

Kemnal Road poses a strong character of a rural lane through dense
woodland with large individually developed residences and generous
plots scattered sparingly amongst the trees, often not visible from the
road, and occasional driveways or lodges hinting at spacious houses
and estates beyond. This effect is heightened by the road not providing
through access to vehicles, resulting in little traffic.

Kemnal Road has a distinctive character as a spacious wooded pocket
of residences, which forms a gentle transition between the denser urban
forms to its west and the rural lands to its east. It characterises the
unplanned evolution of a pocket of semi-rural housing, in contrast to the
comprehensive effect of promoted estates. Retention of this character
would make an important contribution to the Conservation Area,
illustrating a remnant of a form of development which was previously
found along other roads leading into woodland around the Conservation



6.2.8

6.2.9

Area, but which has largely been eclipsed elsewhere by intensification
of settlement.

The site falls within the Kemnal Manor, Foxbury and surrounds sub-unit
area within the Chislehurst Conservation Area. The land within this area
remains predominantly open which provides a largely rural atmosphere.
This also provides an important buffer and makes an important
contribution to the context and setting for the remainder of the
conservation area. The presence of rural character and agricultural
activities greatly enhances the sense of the adjacent countryside, which
is present throughout the Conservation Area.

b) Foxbury (Grade I listed)

Foxbury is the nearest Grade Il listed building from the site. It is located
on the western side of Kemnal Road. Historic England’s listing
description states:

‘Built by David Brandon 1876, in Gothic Revival style. An L-shaped
buildina in stone with mllioned windows, Tudor type chimneys and
aables with barge boards. Plinth. (See "The Builder"Vol41 P 74, P 80-
1)

c) The Bothy Cottage, Bothy House and flat, Polo Mews No. 1 to No.4

6.2.10 The Bothy Cottage, Bothy House and flat, Polo Mews No. 1 to No.4 are

locally listed buildings within the application site. The buildings are listed
as two building groups. The listing descriptions are as follow:

Building Listing description

Group

The Bothy - Bothy Cottage is a row of farm buildings aligned
Cottage, Bothy paralleled to the Victorian Stables. Slate roof, white
House washed walls, timber sash window at first floor eaves
including Bothy as farm staff housing.

flat - The buildings in the Home Farm complex are

originally constructed to serve Foxbury Manor.

- When considered with Polo Mews, this is an
attractive group of architectural and historic interest.
Makes a positive contribution to the character and
appearance of the Chislehurst Conservation Area.

No.l1 to No.4 - The buildings were originally structured as stables
Polo Mews. blocks to serve Foxbury Manor. The building faces

its own yard. The original painted brick walls are
concealed by modern brickwork since the building is
converted to residential use.

- Gothic revival detailing. Yard elevation is
symmetrical with three gabled returns. Central one is
tallest with a higher ridge than the main roof and a
slender clock tower under a steep slated roof with




weathervane. The side hung timber windows are set
within  heavy frames all new (all new with
conversion).

- Central gable to stable yard has Gothic archway at
ground floor and loading door at first floor. Rear
gable also has loading door with bracket and pulley
surveying above. The dormers are sympathetic
modern additions.

- When considered with Bothy Cottage and Both
House, this is an attractive group of architectural and
historic interest. Makes a positive contribution to the
character and appearance of the Chislehurst
Conservation Area.

Impact on heritage assests
o Vineyard

6.2.11 The proposed plantation of grapes within the ground of the site is
supported and would maintain the existing open, rural, agricultural
character and appearance of the existing site and this part of the
Conservation Area. This element is not considered to have an adverse
impact upon the character and appearance of the CCA. The proposed
picnic area on private land, adjacent to an existing public right of way
would also maintain the current character of the site and is not
considered unacceptable in heritage terms.

o New dwelling (Vine House)

6.2.12 The application site has a historic link with Foxbury Manor as a farm with
two groups of locally listed buildings originally constructed as stables,
workshop and workers accommodation. The scale and appearance of
these locally listed buildings are of rural character and modest is size.
Greenacres and Cherry tree cottage are unlisted and located to the east
of the locally listed building.

6.2.13 The proposed new Vine House is designed as a partly subterranean
house and would be located in an area of open agricultural field, further
than the Cherry Tree Cottage. Whilst the design approach of this new
private three bed dwelling is contemporary, the proposal would interrupt
the natural topography of the site as major excavation of land is required
to deliver the proposed three bed dwelling (internal floor spaces
approximately 335sqg.m). Whilst the proposal is designed to mask its
impact in the Conservation Area with an internal floor level below the
relevant ground levels. The proposed new dwelling does require major
engineering works to excavate the land, supporting walls including large
expanse of glazing and two angled green roofs. The external walls and
green roofs would protrude above the ground level and truncate the
existing landscape. Furthermore, the court yard areas, an outdoor



terrace area leading to a new artificial pond would also be required as
part of the design and to support this new dwelling.

6.2.14 BLP Policy 41 states that proposal for new development, for engineering
works, alteration or extension to a building or change for use of land or
buildings within a conservation area will need to preserve and enhance
its character an appearance. The proposed Vine House is not
considered to respect or complement the layout, scale, form and material
of the existing buildings and spaces within the site. The design of the
proposal would interrupt and erode the natural landscape of the site, falil
to contribute to the character, appearance and setting of the application
site and Conservation Area. Due to its siting, scale, design and
relationship with the existing buildings, itis considered that the proposal
would appear at odds with this open area. The proposal would fail to
maintain or preserve the open character of the land and is harmful to the
conservation area, contrary to BLP Policy 41.

6.2.15 Whilst the site is privately owned and it is suggested that the proposal
would have limited visibility from public view, it should be noted that the
designation of conservation area and impact upon the setting of the
conservation area do not depend on public rights or ability to access.
There are 47 conservation areas in Bromley and each conservation area
is designated due to its architectural, historical and/or archaeological
significance. This is irrespective of land ownership and whether the
heritage assets or land is open, accessible or visible by the members of
the public.

o Locally listed buildings — Bothy Cottage, Bothy House and flat

6.2.16 BLP Policy 39 states “proposal to alter, extend or for the change of use
of a locally listed building will be permitted provide that itis sympathetic
to the character, appearance and special local interest of the building;
and its respects its setting. Proposal to replace such buildings will be
assess againthe NPPF, taking into account the scale o harm or loss and
the significance of the heritage asset” (NPPF Para 203).

6.2.17 The listing description states these buildings are listed as a group,
originally constructed to accommodate the farm workers with workshop
and storage. This also forms part of the setting to Foxbury.

a) Bothy Cottage

6.2.18 The existing building is a 2 bed dwelling and there is an extant planning
permission granted for further extension to change this unit to 3 bed.
This proposal seeks to increase the house size to a 4 bed dwelling.

6.2.19 The footprint of the originally building is broadly rectangular in shape.
This application seeks to replace the existing extensions with a two
storey side and rear extensions with a first floor balcony and parking
spaces.



6.2.20 The width of the proposed ground floor rear extension measures
approximately 14.5 metres, almost double the width of the original
property. The length of the dwelling would be increased to 11 metres
deep, almost double the length of the original building.

6.2.21 The proposed first floor rear extension would measure approximately
11.7m wide with an overall length measuring 11m deep. The proposed
first floor balcony measures approximately 13sqg.m.

6.2.22 It is considered that the scale of the proposed extensions both at ground
and first floor would appear to be excessive and out of scale when
compared with the footprint and scale of the original building.

6.2.23 The proposed north elevation plan indicates the proposed two storey
rear extension is designed with two gable ends with two pitched roofs. It
is considered that the scale and design of the proposed extension would
appear as a dominant feature on the north elevation. Each of the
proposed gable extensions would be installed with a large window which
would be positioned higher than the eaves line of the host building. The
proposed first floor balcony would be installed with a 2 metres high
doubled glazed door also higher than the eaves line of the host property.
At ground floor level, 3 glazed panels measuring approximately 7.5
metres wide would be installed.

6.2.24 Overall, it is considered that the design and scale of the proposed
extensions would be unsympathetic and out of keeping with the design
and scale of the host property. These proposed elevation changes would
significantly remove the character of the existing building. Bothy Cottage
was originally built as a workshop/ storage area to accommodate for
farm workers. The proposed extension is considered to be harmful to the
existing and historic character and appearance of Botty Cottage. This
part of the proposal would also fail to preserve or enhance the character
of the Conservation Area, contrary to BLP Policies 39 and 41.

b) Bothy House and flat

6.2.25 Bothy House is an existing 3 bed dwelling. Bothy flat is a 1 bed flat under
the same roof of Bothy House. It is proposed to replace the existing
extensions with two storey side and rear extensions. This proposal would
provide a 4 bed dwelling with double garage. It is noted that an earlier
extant planning permission was granted for the extensions to provide a
4 bed dwelling. However, it should be noted that the current proposed
extensions, demolition and alteration works is materially different from
the last approved scheme.

6.2.26 Under the current scheme, Bothy House would measure approximately
11 metres inlength and 19.5 metres wide including the proposed double
garage attached to the house. The width of the proposed extensions
would double the original width of the building. The proposed first floor



would measure approximately 9.67metres wide and 11 metres deep with
a first floor balcony measuring approximately 10sq.m. Due to its
proposed size and scale, itis considered that the proposal would appear
out of scale and excessive when compared with the original building.

6.2.27 The proposed north elevation plan also indicates that the proposed
extension would incorporate two gable ends with pitched roofs. The first
floor windows would protrude above its eaves line. The proposed ground
floor would feature a number of glazed doors and panels measuring 2
metres high. It is considered that the design and scale of the proposal is
unsympathetic to the original building. The proposal would also harm the
design of the original building and have an adverse impact on the setting
of the locally listed buildings. It is considered that the proposal would be
contrary to BLP Policies 39 and 41.

C) Polo Mews (No.1 to No. 4)

6.2.28 The listed description states “the buildings contain Gothic revival
detailing. Yard elevation is symmetrical with three gabled returns.
Central one is tallest with a higherridge than the main roof and a slender
clock tower under a steep slated roof with weathervane. The side hung
timber windows are set within heavy frames all new (all new with
conversion. Central gable to stable yard has Gothic archway at ground
floor and loading door at first floor. Rear gable also has loading door with
bracket and pulley surveying above. The dormers are sympathetic
modern additions. When considered with Bothy Cottage and Both
House, this is an attractive group of architectural and historic interest.
Makes a positive contribution to the character and appearance of the
Chislehurst Conservation Area’.

6.2.29 No. 1 and No.4 Polo Mews was originally built as stable blocks to serve
Foxbury Mansion. The dwellings at Polo Mews are arranged in two lineal
forms, of which, No.1 and No.2 Polo Mews are located to the rear (south)
of Bothy Cottage and Bothy House. There is a stable yard between the
stable block as No. 3 and No,4 Polo Mews are located to the south of
No.1 and No.2 Polo Mews. Whilst the buildings have been converted
into residential, the lineal building block arrangement remains in
existence.

6.2.29 At present, No.1 Polo Mews and No.2 Polo Mews are both 2 bed
dwellings. No.3 Polo Mews is a 1 bed dwelling and No.4 Polo Mews is a
2 bed dwelling.

6.2.30 It is proposed to partially demolish No.2 Polo Mews and construct a
glazed line connecting No. 1 and No.2 Polo Mews to a proposed single
storey rear extension. These proposed demolition and extension works
would provide a 4 bed dwelling. It is noted that the existing clock tower
would be retained. However, it should be noted that No.3 and No.4 Polo
Mews would be totally demolished and replaced with a modern flat roof
single storey rear extension providing a siting room, kitchen, living,



dining room and a double garage. An outdoor terrace located to the rear
of this proposed single storey extension is also proposed.

6.2.31 It is noted that the proposed internal layout would provide a high
standard of internal living with an outdoor terrace. However, the
proposed complete demolition of No.3 and No.4 Polo Mews and
replacement with a single storey flat roof extension would have a
significant impact on the setting of this listed building group. The
following key features would be removed:

- The distinctive lineal layout, form and pattern as locally listed
stable blocks would be distinguished.

- The stable yard which forms part of the setting of the locally
buildings between the original stable blocks would be removed.

- The central gable associated to No.1 and No.2 Polo Mews has a
gothic archway facing the stable yard. This would be infilled and
replaced with a link to the proposed single storey rear extension.

- The significance of Polo Mews as a stable block to the Bothy
would be eroded.

6.2.32 It is considered that the proposed works to locally listed buildings in
particular, No.3 and No.4 Polo Mews are unsympathetic and would have
an adverse impact in terms of its setting, scale, design, character and
appearance. The proposal would also lead to irreversible harm to this
non-designated heritage and setting of the conservation area, contrary
to Policies BLP Policies 39 and 41.

6.2.33 It is noted that there is an extant planning permission to partially
demolish No,.2 Polo Mews under ref:19/05265/FULL1. It should be
noted that the proposal of the approved scheme is materially different
from the current proposal. The potential “fall back” position is materially
different from the existing.

6.2.33 Where the significance of a heritage asset has been compromised in the
past by unsympathetic development affecting its setting, to accord with
NPPF policies consideration still needs to be given to whether additional
change will further detract the significance of the asset. Heritage assets
are an irreplaceable resource, should be preserved in a manner
appropriate to their significant, so that the heritage can be enjoyed and
appreciated by the existing and future generations.

6.2.34 In summary, there are no public benefits that can be established from
these proposed elements, the proposal would have an adverse impact
on the setting of the locally listed building, character and appearance of
the Chislehurst Conservation area. Whilst the proposed alteration and
demolition work to the existing buildings and locally listed buildings
would provide a good and modern living accommodation for the
prospective occupiers, the benefits of these elements including the



proposed carbon saving measures would be limited to the private
owner/occupiers only.

6.2.35 NPPF paragraph 199 states when considering the impact of a proposed

development on the significant of a designed heritage asset, great weigh
should be given to the asset's conservation. This is irrespective of
whether any potential harm amounts to substantial harm, total loss or
less than substantial harm to its significance. NPPF paragraph 202
states where a development proposal will lead to less than substantial
harm to the significance of a designed heritage asset, this harm should
be weighed against the public benefits of the proposal.

6.2.36 The proposed new Vine House by reason of its siting, design, scale

location and relationship with the existing buildings would fail to respect
the build and spatial composition of existing building and locally listed
building. The proposal would require major engineering works and would
also be harmful to the character and appearance of the Chislehurst
Conservation area and the natural landscape of this Green Belt land,
contrary to BLP Policies 39 and 41.

6.2.37 The proposed demolition, alteration and extension to the locally listed

6.3

6.3.1

building would appear to be excessive, out of scale and out of keeping
with the original buildings. The proposal would result in a complete loss
of Polo Mews No3 and No.4 resulting in a significant harm to its
significance and setting. The Polo Mews and Bothy buildings are not
individually listed and there is a group value inherited from its layout and
setting. Whilst these buildings are under private ownerships and have
been converted into residential, the proposed works contained within this
application would further deteriorate or diminish the significance of these
locally listed buildings and also impact upon the setting ofthe Chislehurst
Conservation Area, contrary to BLP Policies 39 and 41.

Housing —Acceptable
- Provision of housing and a new self-build dwelling (Vine House)

In support of the proposed partly subterranean new 3 bed house (Vine
House), a self-build technical note prepared by ICENI Ltd is submitted
which suggests that the Council has failed to meet the Self Build
legislation 2015 (as amended) duty. The applicants have advised that
the proposed Vine House should be considered as a self-build plot as
the applicant intends to build and occupy the Vine House as their home.

The Self-build and Custom Housebuilding Act 2015 require local
planning authorities (LPA) to maintain a register of individuals, and
association of individuals, who are seeking to acquire serviced plots of
land in their area to build homes for their occupation. This annual register
is designed to inform the Local Planning Authority (LPA) the level of
demand for self-build and customer build plot in the borough and enable
the LPA to develop housing and planning policiesin light of this interest.



6.3.2

6.3.3

6.3.4

6.3.5

6.3.6

In line with the regulation, the register is maintained and reviewed by the
Council on a regular basis. The first based year of the Bromley's register
is started on the 1stof April 2016 and finishes on the 30t of October
2016, this is due to the 2016 legislation coming in force on the 315t of
October 2016. The base year period of each subsequent based year
starts from 31st of Oct and end on the 30" of October of the following
year. There are 7 based year periods since the 2016 legislation came in
force.

- Eligibility to enter the register / demand for self-build

The self-build register is split into two parts, Part 1 and Part 2. The
eligibility of part 1 requires individual or groups of individuals be (1) aged
18 or older; (2) a British citizen, a national of a EEA State other than the
United Kingdom, or a national of Switzerland; and (3) seeking to acquire
a serviced plot of land in the relevant authority’s area to build a house to
occupy as that individual's sole or main residence.

The entries on Part 1 of the register count towards the demand, that is
the number of suitable serviced plots that the council must grant
development permission for. The entries on Part 2 of the register means
individual(s) did not meet the eligibility (in part 1) and do not count
towards the requirement for serviced plots. However, the council have
regard to the entries on both Part 1 and Part 2 when carrying out
planning, housing, land disposal and regeneration functions.

In Bromley, a local connection test applies which requires that
individual(s) must have been a resident in this Borough for a continuous
period of five years before entering on the Part 1 register. This was
agreed by the Council’'s Development Control Committee in November
2020. This is in line with the government’s regulations which allows local
authorities to set local eligibility conditions. It should be noted that there
is no statutory requirement for public consultation.

- Current Council’s positionin meeting the demand of register (duty
to grant planning permission)

Paragraph 023 of the planning practice guidance states: “Relevant
authorities must give suitable development permission to enough
suitable serviced plots of land to meet the demand for self-build and
custom housebuilding in their area. The level of demand is established
by reference to the number of entries added to an authority’s register
during a base period. The first base period begins on the day on which
the register (which meets the requirement of the 2015 Act) is established
and ends on 30 October 2016. Each subsequent base period is the
period of 12 months beginning immediately after the end of the previous
base period. Subsequent base periods will therefore run from 31 October
to 30 October each year. At the end of each base period, relevant
authorities have 3 years inwhich to permission an equivalentnumber of




6.3.7

6.3.8

6.3.9

plots of land, which are suitable for self-build and custom housebuilding,
as there are entries for that base period’.

Since the 1stof April 2016, there are a total of 7 base periods (up to 30t
October 2022). According to the self-build legislation, the Council has a
rolling three-year deadline from the end of each base period to meet the
demand of the local self-build register (duty to grant planning
permission). In line with this, the total number of entries up to base year
period 4 (ending 30™ of October 2019) and the total number of recorded
self-build permissions up to based year period 7 (ending 30™ of October
2022) are relevant in considering whether the council is currently
meeting the number of entities on the self-build register (demand for self-
build).

The Council’s self-build register record indicates that a total number of
entries under Part 1 and Part 2 (demand) until based year 4 (ending 30t
October 2019) is 87. The total of 87 self-build permissions was granted
between base year 2 to base year 7. The Council’s self-build register
indicates that the Council have met the self-build demand in full since
the end of base period 1. In terms of the individual base periods, the
Council has fully met the demand when taken into account the three-
year rolling period, up to based year 4 (ending 30" Oct 2019). The
position of the following base year periods (from base year period 5) will
depend upon the number of self-build permissions granted onwards in
the relevant base year periods, from base year period 8 (between 315t of
October 2022 and 30™ October 2023), on a three-year rolling basis. At
the present time, the Council register confirms the Council have met the
self-build demand.

b) Issues raised in Iceni’s Technical Note

A Technical Note (prepared by Iceni Ltd) considers the Council's 5 year
continue residency local connection test is not acceptable and there was
no public consultation. Iceni states that Bromley forms part of a wider
London Housing Market Area (HMA) and therefore it would be expected
that individuals would apply to more than one register. Iceni states
Bromley Council should recognise that HMAs do not always respect
local authority boundaries and that people may have connections with
more than one borough or indeed with one of the surrounding districts.

6.3.10 Officers would point out that the 2016 Self-build and custom build

regulation forms the legal basis for LPA to set their local eligibility
conditions. There are no legal consultation requirements associated with
the local connection test. Regulation 5(5) states that the local authority
must publicise the local eligibility criteria (in the same manner as it
publishes the register), which in Bromley's case is on the Council's
website. The regulation also clearly defers to the LPA to set up their local
connection test. Neither the regulations nor the planning policy guidance
have indicated that residency restriction were unsuitable. The planning
policy guidance envisages decisions based on residency or employment



within an area. The test itself is called a local connection test, which in
itself suggests restrictions to a local area.

6.3.11 Iceni considers that “tilted balance” under NPPF11 (d) applies in this
case as the Council have a significant self-build shortfall of 192 units and
there is no relevant local policy relating to self-build and custom build.

6.3.12 As outlined above, the Council’s current self-build register has confirmed
that the self-build demand is met up to base year period 4. The position
of base year period 5 will depend on the number of permissions granted
in base year period 8. Furthermore, London Plan Policy H2A (4) is
relevant, stating that Boroughs should pro-actively support well-
designed new homes on small sites below 0.25 hectare in size through
both planning decision and plan-making, in order to support those
wishing the bring forward custom, self-build and community led housing.
This policy is an explicit acknowledgement that a policy relating to self-
build and custom build exits, and therefore the development plan is not
silent on the issue of self-build and custom housebuilding. It is noted
that this applies to small sites of 0.25ha and the red line boundary covers
the whole of the Home Farm. The proposed self-build element occupies
a small proportion of the overall site area of the farm and therefore it is
considered that London policy H2 would be applicable. Furthermore,
The London Plan good growth objective GG3 supporting text paragraph
1.4.6 states “The homebuilding industry itself also needs great diversity
to reduce our reliance on a smallnumber of large private developer. New
and innovative approaches to development, including Build to Rent,
community -led housing, and self-build and custom build, will all need to
play a role, and more of our new homes will need to be built using
precision-manufacturing.” As such, it is considered that the ‘tilted
balance” would not apply by virtue of a lack of relevant Development
Plan policies, as there is a relevant Development policy relating to self-
build and custom housebuilding.

6.3.13 Limb (i) of the NPPF does not apply as the site is located in Green Belt
and Conservation Area. Limb (ii) of NPPF paragraph 11d relates to the
planning balance and this is set out in the recommendation and planning
balance section of this report.

6.3.14 Iceni also considers that not all self-build CIL exemption should be
considered as valid, as CIL exemption for self-build can include
extensions, replacement dwellings, and barn conversion. Iceni consider
that replacement dwellings should not be counted towards self-build
permissions.

6.3.15 Officers would point out that the Council has not included any CIL
Exemptions for extensions. However, it should be noted that the CIL
Form 7 Part 1 exemption is relevant in counting the number of
permissions for the purpose of meeting self-build demand for other
developments, such as conversation or construction of building to self-
build units, including replacement dwellings. The CIL exception gives a



strong indication that a development will come forward as self-build. The
legislative requirement is for sufficient permissions to be provided. The
CIL exception includes new building and replacement dwelling and these
fulfil the purpose of the Act as self-build home.

c) Weight to be given on housing delivery and self-build

6.3.16 There is a presumption in favour of sustainable development and in line
with paragraph 11(d) of the NPPF, the absence of a 5-year Housing
Land Supply means the Council should regard the Development Plan
Policies for the supply of housing, including Policy 1 ‘Housing Supply of
the Bromley Local Plan, as being 'out of date'.

6.3.17 The current position is that the FYHLS (covering the period 2021/22 to
2025/26) is 3,245 units or 3.99 years supply. This position was agreed
at Development Control Committee on the 2" of November 2021 and
acknowledged as a significant undersupply. For the purposes of
assessing relevant planning applications this means that the
presumption in favour of sustainable development may apply. It is noted
that the trajectory assumes the new London Plan target of 774 units per
annum applies from FY 2020/21.

6.3.18 London Plan policy H1.2 states that borough should “optimise the
potential for housing delivery on all suitable and available brownfield
sites through their development Plans and planning decision.

6.3.19 New proposals providing residential units up to 10 units would generally
attract a minor benefit to the Council's housing stock. As such, the
proposed new Vine House and a self-build dwelling would contribute to
a minor benefit. However, it should be noted that the proposed new
dwelling is by definition an inappropriate development in Green Belt and
is regarded as inappropriate development unless very special
circumstance is clearly demonstrated that outweighs its harm. In the
event that this is found to provide a clear reason for refusal, the
presumption in favour of the development would not apply.

d) Internal living spaces

6.3.20 The space standards for residential development are set out in Table 3.1
of the London Plan and the Government published "Technical housing
standards - nationally described space standard’. This is supported by
Policy D6 of the London Plan, the Mayor's 'Housing’ SPG 2016 and
Bromley Local Plan Policies 4 and Policy 37. The internal floor space of
the new dwelling including the locally listed buildings would be well
above the national space standard. The sizes are tabled as follow:



Unit and size National spaces |Proposed
standards

Bothy Cottage (4 bed) 106sgq.m 220sg.m

Bothy Cottage and Flat 106sq.m 220sq.m

(4 bed)

Polo Mews 106sgq.m 290

No 1to No 4 (4 bed)

Vine house (3 bed) 95sgm 335sgqm

e) Housing tenure and size

6.3.21 London Plan Policy H8 states the loss of existing housing should be

replaced by new housing at existing or higher densities with at least the
equivalent level of overall floor spaces.

6.3.22 The existing and proposed housing tenure are private. The proposal

6.4

6.4.1

6.4.2

would result in an overall reduction of 1 habitable room across the site.
However, the overall residential floor spaces of the following units would
be increased by appropriate 47.4 percent and would not be contrary to
the objective of this policy.

Existing Proposed
Bothy Cottage 127sg.m 220sg.m
Bothy Cottage and Flat 192sg.m 220sg.m
Bothy shed and garage 84sg.m 60sg.m
Polo Mews 373.1sg.m 290
No 1to No 4
Garage and shed 7.7sq.m 30
Vine house 0 335sgm
Total 783.8sq.m 1, 155sq.m

(+ 47.4%)

Design

London Plan Policy D3 states all development must make the best use
of land by following a design-led approach that optimises the capacity of
the site and due consideration should be given to the form and layout,
experience, quality, and character. This isin line with Bromley Local Plan
Policy 37 which states new development will be expected to be of a high
standard of design and layout and comply with the criteria a to criteria j.
The proposal has been subjected a design review.

Bothy Cottage and Bothy House

The scale and proportion of the proposed extensions and alterations to
the buildings is considered to be excessive, in particular on the north
elevation of the buildings. The proposed gabled ends with multiple
pitched roofs are considered to be out of proportion and not in keeping
with the host building. The proposed first floor terraces and glazed



6.4.3

6.4.4

6.4.5

6.4.6

6.4.7

6.4.8

balustrade will add to the prominence of the building. This element would
further draw attention to the proposed extension.

The design and layout of the proposal does not enhance the character
of the original building and is moving and departing away from its listed
descriptions. It is considered that the design and layout of the proposal
are excessive and would not enhance the character of its host building.

Polo Mews:

The design of the Polo Mews buildings is modern and contemporary with
green roofs which will improve biodiversity and surface water
management. However, the proposal would have an impact on the
heritage assets result in the loss of Polo Mews No.3 and No4 and impact
upon the setting of the remaining listing buildings and its surrounding
area. itis considered that the proposal would not enhance the character
of the existing Polo Mews.

Green Acres:

The minor alterations to the unlisted Greenacres and installation of 2
ground floor windows is considered acceptable.

Vine House:

The rationale to introduce a partly subterranean dwelling at this location
is unclear. There is a clear disconnection between the characteristics of
the site and the design approach of the Vine House. The location of this
proposed new dwelling is at odds and does not correspond to the setting
of the overall site. The proposed dwelling would be provided with an
extensive outdoor terrace. Whilst the layout of the proposal would
provide a good quality living environment for the prospective occupant,
the natural topography of the site would be altered to accommodate this
new dwelling. Whilst green roofs are proposed, this remains as an
artificial structure and would be above the adjacent ground level which
would appear at odds when viewed from within the site and wider area.

It is noted that the proposal is aiming to reduce its visibility in a wider
landscape setting. However, the visual impact of this proposed
development would remain at this site. A landscape and visual
assessment is submitted which suggest the site is “well-screened’ and
‘protected’ from long-range and mid-range views. It should be noted that
there is a public right of way across the site and along the northern side
of the application site. The existing of planting would not fully screen the
proposed built development. This is due to the variation of ground level
and will depend on the time of the year.

Overall, the proposed extensions and alteration to the locally listed
buildings would be excessive. The design of the proposal would not be
in keeping with the host properties and it's setting as outlined in the listed



6.4.9

descriptions. The proposal new Vine House is a modern design would
provide good internal living environment with an indoor swimming pool
However, the siting, layout and design of this proposal does not
correspond to the setting of the site and building within the site and its
surrounding area, contrary to BLP Policies 37 and the Council’'s Urban
Design Guidance.

o Designout crime

London Plan Policy D3 states that measures to design out crime should
be integral to development proposals and be considered early in the
design process. Developments should ensure good natural surveillance,
clear sight lines, appropriate lighting, logical and well-used routes and a
lack of potential hiding places. This approach is supported by Local Plan
Policy 37(h) (General Design). The Designing out Crime Officer has
raised no objection to the proposal.

o Fire Safety

6.4.10 London Plan Policy D12 states that in the interest of fire safety and to

6.5

6.5.1

6.6

6.6.1

6.6.2

ensure the safety of all building users, all development proposals must
achieve the highest standard of fire safety and a fire statement detailing
how the development proposal will function is required. A fire statement
is submitted which demonstrates the proposed development has been
designed to comply with the Building Regulation.

Impact on neighbouring amenities — Acceptable

BLP Policy 37 (General Design and Development) criteria (e) states that
the Council will expect all development to respect the amenity of
occupiers of neighbouring buildings and ensuring they are not harmed
by noise and disturbance, Inadequate daylight, sunlight privacy or by
overshadowing. The nearest residential building is Foxbury which is
located over 70 metres west from the application site. Due to this
distance and the fact the proposed vineyard does not include any wine
processing on site, itis considered that the proposal would not have an
adverse impact on neighbours’ residential amenities.

Transport and Highways — Acceptable
- Access

BLP Policy 32 states the Council will consider the potential impact of any
development on road safety and will ensue that it is not significantly
adversely affected.

The existing vehicular access to the site is via Kemnal Road and a
private gate. This existing access arrangement will be maintained. The
proposed changes within the established agricultural use would not
result in a material change to the traffic with seasonal traffic at harvest
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time as is currently the case. The vehicular access to the proposedthree
bed new dwelling (Vine House) would be same as the established
dwellings with the complex.

The access to a proposed picnic area would be via the existing public
right of way across the site. There is no change to the siting, location
and access of the existing public right of right of way.

The Council Highway including the right of way officer have been
consulted and there was no objection raised. Overall, it is considered
that the access arrangements would be acceptable.

- Parking standard

The London Plan states car parking should be restricted in line with
levels of existing and future public transport accessibility and
connectivity. London Plan Policy T1 states that 80 percent of all trips in
London should be made by foot, cycle or public transport by 2041. The
London Plan seeks to encourage more sustainable travel, enabling car
free lifestyles that allow an efficient use of land and improve well-being
by encouraging cycling and walking.

The submitted Transport Note states that “The viticultural enterprise
would not result in any material change to the traffic generation that
currently arises from the farm. Most agriculture equipment is currently
stored on site and there would similarly be some seasonal traffic at
harvest time as itis currently the case”.

It is noted that there is no parking standard for agricultural use and there
iIs a maximum parking standard for residential use. The residential
parking standard will depend on the location and public transport
accessbility of the site.

The public transport accessbility rating of this outer London site is rated
at 0, on a rating between 0 to 6b where 0 is worst and 6b is best. It is
noted that the proposed number of parking spaces would be reduced
from 32 spaces to 22 spaces. However, it should be noted that the
proposal would contain a total 6 dwellings and the number of residential
parking spaces should not be more than 9 spaces. As such, it is
considered that the proposed number of parking spaces would be
excessive and contrary to London Plan Policy T6.1

- Cycle parking and electric vehicle charging point

London plan Policy T5 states proposals should help remove barriers to
cycling and create a healthy environment in which people choose to
cycle. Appropriate levels of cycle parking should be secured and
designed in line with the London Cycling design standards. Table 10.2
of the London Plan sets the minimum long stay and short stay cycle
storage requirement for new development.



6.6.10 Neither cycle storage nor electric vehicle charging points provision are

outlined in this submission. In the absence of these details, the proposal
would be contrary to London Plan Policies T5 and T6.

- Construction impacts

6.6.11 A construction management plan outlining the mitigation measures
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during demolition and construction period is required. Whilst full details
have not be submitted, it is considered these details could be secured
by a planning condition should planning permission is forthcoming.

Energy and Sustainability — Acceptable

Paragraph 153 of the NPPF states that in determining planning
applications, LPAs should expect new developments to comply with
policies and requirements for decentralised energy supply unless this is
demonstrated to be unfeasible or unviable.

BLP Policy 124 and London Plan Policy SI 2 requires major development
should be net zero- carbon, reducing greenhouse gas emissions in
operation and minimising both annual and peak energy demand in
accordance with the energy hierarchy:

1) Be Lean: use less energy and manage demand during operation;

2) Be Clean: exploit local energy resources (such as secondary heat)
and supply energy efficiently and cleanly;

3) Be Green: maximise opportunities for renewable energy by producing,
storing and using renewable energy on-site;

4) Be Seen: monitor, verify and report on energy performance.

London Plan requires a net zero-carbon target for all new major
developments with at least a 35% on-site reduction beyond Part L 2013
of the Building Regulations. Under the Be Lean measures, residential
development should achieve 15 per cent through energy efficiency
measures. Where it is clearly demonstrated that the zero carbon target
cannot be fully achieved on site, any short fall should be provided in
agreement with the borough, either:

1) Through a cashinlieu contribution to the borough’s carbon offset fund
or

2) Off-site provided that an alternative proposalis identified, and delivery
is certain.

A Sustainability and Energy Statement following the GLA’s energy
hierarchy has been received. Under the “Be Lean” category, a range of
passive design features would be employed to reduce the heat loss and
demand for energy. The measures include building fabric performance
and insulation and ventilation systems to reduce the carbon emission of
the proposed development. These measures would achieve carbon



6.7.5

6.7.6

6.7.7

6.7.8

reduction of 25 percent, above the minimum 15 percent requirements for
domestic requirement as outlined in the GLA energy guidance. This is
considered acceptable.

Under “Be Green” category, a range of on-site renewable energy
technologies have been considered. The proposed new dwelling (Vine
House) is designed to operate off-Grid and to use electricity generated
by an on-site hydrogen fuel cell (Hydro Genesis System). The fuel cell
converts hydrogen into electricity via a chemical reaction, that is when
hydrogen comes into contact with oxygen, it generates heat and water
as a by-product. The electricity generated by the fuel cell will also be
used to power a ground source heat pump, providing space heating and
hot water to the new dwelling. The hydrogen created on site would be
using electricity generated by photovoltaic panels.

The existing dwellings would be supported by air source heat pump and
80 solar panels (400w with a total output of 32 kW). The water use to
each unit will achieve the enhanced standard required by the Building
Regulations of 110 litres per person per day.

These proposed measures would achieve a 100 percent carbon
reduction and considered to be acceptable. The Council’'s energy
officers have reviewed the submitted and considered the proposed
energy strategy is acceptable and no planning obligations associated to
carbon offsetting is required for this case.

In response to the GLA Stage 1 comment, an updated energy
assessment including an overheating assessment has been provided.
This assessment confirms the risk of overheating is very low for the
proposed new dwelling. It should note that the proposed new dwelling
will be required to comply with the Part O of the building regulations. It
is considered that the overheating assessment is acceptable.

6.7.9 The updated assessment also confirmed the proposed solar panels would

be installed with aninclination of 20 degrees and orientated towards due
south. The proposed number and position of the solar panels would
maximize the renewable energy output to support this development. The
Be Seen measures would be secured by planning condition.

6.7.10 Overall, it is considered that the proposal would comply with the policy

6.8

requirement. Should planning permission be forthcoming, planning
conditions requiring compliance of the submitted details including
verification report should be secured by planning conditions.

Biodiversity and Green Infrastructure (Protected species,
biodiversity net gain, urban greening factor and trees)

a) Protected species



6.8.1

6.8.2

6.8.3

6.8.4

6.8.5

6.8.6

BLP Policy 72 states planning permission will not be granted for
development that will have an adverse effect on protected species, unless
mitigation measures can be secured to facilitate survival, reduce
disturbance, or provide alternative habitats. London Plan Policy G6 states
that development proposals should manage impacts on biodiversity and
aimto secured net biodiversity gain.

A preliminary ecological assessment including a biodivierty net gain
assessment have been received. This assessment considers the likely
impact upon biodiversity and protective species and biodiversity. The
report considers the ecological value of the site is of site level only.
development is of site level only. The native hedgerow is considered to be
of greatest ecologicalvalue inthe context of the site as it provides potential
commuting and foraging habitat for a range of species, including bats. The
native hedgerow will be retained and buffered from the proposed
development. The proposed development would introduce significant
habitat creation, including orchards, and native scrub. The proposed
vineyard will enhanced and provide an improved grassland species
composition and foresting a range of wildlife foraging and commuting
opportunities.

b) Biodiversity Net gain

Paragraph 8.6.6 of the London Plan (Policy G6) states that biodiversitynet
gain is an approach to development that leaves biodiversity in a better
state than before. This means that where biodiversity is lost as a result of
a development, the compensation provided should be of an overall greater
biodiversity value than that which is lost. Defra have published a
biodiversity metric 3.1. This metric is a habitat-based approach used to
assess an areas value to wildlife. The metric uses habitat features to
calculate a biodiversity value.

The submitted report indicates that the proposal would achieve 18.4
percent biodiversity net gain. The biodiversity metric does not include the
existing trees which are located within the site. In line with the UK habitat
classification, the coding score of vineyards is “cropland™ habitat with a
lower that “traditional orchard” used in the metric. As such, It is considered
that the level of biodiversity net gain cannot be confirmed.

c) Urban Greening factor

London Plan Policy G5 states major development should contribute to the
greening of London including urban greening as a fundamental element of
site and building design, and by incorporating measures such as high-
quality landscaping, green roofs, green walls and sustainable drainage.
The London Plan and the Urban Greening Factor London Planning
Guidance sets a target score of 0.3 for all other forms of development.

It is noted that the proposal would introduce a greater variety and amount
of planting within the site as illustrated in the Landscape Design and



Access Statement. It is also noted that the site has an established use as
agriculture use. However, there is no information provided to confirm the
level of urban greening factor and in the absence of this details the level of
urban green factor cannot be confirmed, contrary to London Plan G5.

d) Protected Species

6.8.7 The site issurrounded by and partially within the Kemnal Woodlands which
is designated as Site of Importance for Nature Conservation (SINC) in the
Bromley Local Plan. There is no natural water body located within the site,
except an existing human created pond for water attenuation and is
located near the north west corner of the site. There are no European
Protection Species licences recorded at this site.

- Bats

6.8.8 The site including the existing buildings were subject to a bat roosting
survey. The existing have negligible to low suitability for roosting. A dust
survey was also carried out in July 2022 and confirmed there was no bat
roosting within the site and there were low activities recorded commuting
and foraging across the site.

6.8.9 The nearest licence work for the destruction of a resting place site for
common pipistrelle, located approximately 1.3km south of the site of the
areain 2013.

- Badgers

6.8.10 There is no evidence of badger recorded within the site, although the site
provides some foraging and community opportunities.

-  Dormouse

6.8.11 The habitat conditions of the site is considered unsuitable for dormice.
There are no records of dormice within 1 km of the site and the closest
past licence works for dormouse was located over 10km from the site.

- Great crest newts

6.8.12 Although the grassland within the site provides foraging and commuting
opportunities, the grassland surrounded the human made pond is subject
to regular management and therefore only provides limited community
opportunities. A Great crest newts eDNA survey with a returned negative
result was received. The closet pond located within 250m of the site was
also surveyed with a negative eDNA return. The closest past licence work
is located approximately 1.6km south east of the site for a period between
2020 — 2026. Due to the negative results of eDNA surveys, there is no
evidence of great crest newts at the site.

- Birdand reptiles



6.8.13 The hedgerows and adjacent woodland have the potential to support

nesting birds. The desk study returned no records of reptiles within the
local area and giventhe condition of the site as agrassland, itis considered
that there are no reptiles present at this site.

e) Trees

6.8.14 Trees play an important role within the urban environment. London Plan

Policy G7 states development proposals should ensure that wherever
possible, existing trees of value are retained. BLP Policy 73 states that
new development will be required to take particular account of existing
trees onthe site and on adjoining land, which are in the interest of visual
amenity and/or wildlife habitat.

6.8.15 An arboricultural survey and a root protection plan have been submitted

which indicates that the TPO trees would not be adverse affected by the
proposed development. A total of 24 trees have been surveyed and the
Council's tree officer has carried out a site inspection and agreed with
the observations outlined in the submitted documents.

6.8.16The submitted details indicates that existing trees will be retained as

6.9

6.9.1

6.9.2

outline in the appended plans, except an Oak tree (T23 — category U)
will be removed. This tree is observed with a dead stump which stems
between root buttresses on the southern side and the removal of this
tree is considered to be acceptable. Should planning permission be
recommended, a tree method statement, tree protection plan including
tree planting detail should be secured by planning conditions.

Drainage and Flood Risk - Acceptable

The NPPF states that major development should incorporate
sustainable drainage systems which should take account of advice from
the lead flood authority, have appropriate proposed minimum
operational standards; have maintenance arrangements in place to
ensure an acceptable standard of operation for the lifetime of the
development; and where possible, provide multifunctional benefits.
London Plan Policy SI-13 and BLP Policy 116 states development
proposals should aim to achieve greenfield run-off rates and ensure that
surface water run-off is managed as close to its source as possible
where there should also be a preference for green over grey features, in
line with the drainage hierarchy in policy SI 13 of the London Plan.

The application is accompanied by a flood risk assessment which
indicates that the site is located within Flood Zone 1 where the probability
of river or sea flooding is less than 0.1% (1 in 1000) chance in any given
year as defined by the Environment Agency.



6.9.3

6.9.4

6.9.5

6.10

The proposed surface water drainage strategy has been designed in line
with the Environment Agency Climate Change Guidance to consider and
manage the impact of a 1 in 100 year plus 45% climate change rainfall.

The proposed drainage strategy would also incorporate the following
measures which demonstrates that the discharge rates of the site will be
reduced to mimic the existing green field run-off rate for all storm events.
The proposed measures include a new human made basin/pond,
permeable hardstanding and geo-cellular storage tank. The outfall of the
storage tank can be connected into the existing water basin located to
the north of the site or direly to the existing culverted water course. The
geo-cellular storage tanks will be installed with a hydro break for to
manage the discharged rate of surface water.

Foul water network generated from the site would be discharged via the
existing foul water network. The Council’s drainage officer has received
the submitted details and considered the principle of the proposed
measures acceptable, subject to the design details. Should planning
permission be forthcoming, a planning condition requiring the detailed
design measures in line with the submitted "Flood Risk Assessment"
Report carried out by Herrington Consulting Ltd dated 10/08/2022 Issue
3 Revision 2 shall be submitted and approved by the Council prior to
commencement of the development.

Environmental Health (Air quality, contamination and noise) -
Acceptable

a) Air Quality

6.10.1 Policy 120 of the Local Plan states that developments which are likely to

have an impact on air quality or which are located in an area which will
expose future occupiers to pollutant concentrations above air quality
objective levels will be required to submit an Air Quality Assessment.
Developments should aim to meet “air quality neutral” benchmarks in the
GLA'’s Air Quality Neutral report.

- Operational Phase

6.10.2 The site lies within the extended Air Quality Management Area (AQMA).

An air quality assessment including an updated air quality neutral
assessment have been submitted. The assessment indicates that the
proposed change in agricultural use to viticulture and the construction of
a single residential dwelling will result in traffic below the relevant
screening criteria detailed in the EPUK/IAQM Guidance. The effects to
air quality are therefore not significant and no further assessment is
required.

6.10.3 The proposal includes the provision of solar and hydrogen energy plant

which have no sources of emission to air. As a result of the energy plant,
the proposal would not have an adverse impact to the air quality at



operational phase of the proposed development. The effects to air
quality are therefore not significant and no further assessment is
required.

- Construction Phase

6.10.4 During the demolition and construction phase of the development, itis
anticipated that the proposal would have an impact on the local air
guality attributed to dust and noise generated by construction vehicles
and onsite machinery. Should planning permission is forthcoming, a
planning condition to secure the details of Construction Management
Plan in line with the Council's Control of Pollution and Noise from
Demolition and Construction Site Code of Practice 2017 should be
imposed.

b) Land contamination

6.10.5 In accordance with policy 118 of the BLP when new development of
contaminated land, or land suspected of being contaminated is
proposed, details of site investigation and remedial action should be
submitted. A phase 1 preliminary contamination risk assessment report
is submitted which indicated the risk of the proposed development on
human health and controlled water is low. Should there be any works
where contamination is encountered which has not previously been
identified, full details of further assessment including remediation
scheme measures should be secured by a planning condition.

c) Noise

6.10.6 London Plan Policy D13 ‘agent of change principle’ places the
responsibility for mitigating impacts from existing noise and other
nuisance- generating activities or uses on the proposed new noise-
sensitive development. Development should be designed to ensure the
established noise and other nuisance-generating uses remain viable and
can continue or grow without unreasonable restrictions being placed on
them.

- Operational phase

6.10.7 The Council's environment officer have advised the details of air source
heat pump have not been provided and these details shall be secured
by planning condition to confirm its impact on residential amenities
including those living within the application site.

- Construction phase

6.10.8 The GLA’s supplementary planning guidance “Control of Dust and
Emissions During Construction and Demolition” dated July 2014 (SPG),
or subsequent guidance set out the standard relates to construction. All
Non-Road Mobile Machinery (NRMM) of net power of 37kW and up to



and including 560kW used during the course of the demolition, site
preparation and construction phases shall comply with the emission
standards set out in chapter 7 of the guidance. Should planning
permission if forthcoming, the noise during construction period could be
secured by a planning condition to limit the size and noise of construction
vehicles.

6.11 Planning obligations and CIL

6.11.1 The London Borough of Bromley Community Infrastructure Levy (CIL)

proposals were approved for adoption by the Council on 19 April 2021,
with a date of effect on all relevant planning permissions determined on
and after 15 June 2021. The Mayor of London's CIL is also a material
consideration. The application is liable to both Mayoral and Local CIL

6.11.2 BLP Policy 125 and the Council's Planning Obligations SPD state that

the Council will, where appropriate, enter into legal agreements with
developers, and seek the attainment of planning obligations in
accordance with Government Guidance. There is no planning obligation
identified.

7. CONCLUSION AND PLANNING BALANCE

7.1

7.2

7.3

7.4

The site has an established agricultural use and planning permission is
not required for the proposed vineyard or change from hay cropping to
plantation of grape. As such, there is no public benefit or very special
circumstances arise from this part of the proposal.

The site is public accessible via a public right of way. The creation of a
public picnic area on private land could benefit some users. However,
this benefit is limited as the site is already publicly accessible.

The proposed 3 bed private residential unit (Vine house) in an area of
open field is an inappropriate development and would have an adverse
impact on the openness of the Green Belt. The proposal would have a
negative spatial and visual impact on the openness of Green Belt and
impact on the setting of Chislehurst Conservation area. In line with the
Government policy (NPPF) which is supported by Bromley Local plan
and London plan, substantial weight is therefore given to its harm.

The proposal would require major excavation work and alteration of the
natural ground level to accommodate the proposed floor level and
ground roofs. The proposed new Vine house with indoor swimming pool,
outdoor terrace and a human made pond would provide a good quality
living condition for the applicants who already reside within the
application site, the incorporation of renewable measures to achieve net
carbon zero would comply with the development plan policy
requirements. However, these factors do not outweigh the harm to the
Green Belt that has been identified.



7.5

7.6

1.7

7.8

The proposed alternation, excavation and demolition works to the locally
listed building would also have an adverse impact on its setting,
significance. The proposed works are considered to be unsympathetic,
out of scale and keeping with the original building. As such, the proposal
would also have an adverse impact on the character and appearance of
the Conservation Area.

The proposed realignment of internal road and incorporation of green
roof to the locally listed buildings would improve the biodiversity and
surface water management of the buildings within the site. These
benefits would contribute to a better living environment for the occupants
within the site and would not constitute very special circumstances which
outweigh the identified harm in Green Belt.

Having regards to the provision of the development plan, itis considered
that when taken together, the benefits arising from this development
would not clearly and demonstrably outweigh the harm to the Green Belt
by reason of inappropriateness, harm to openness and other harm
identified within this report. Accordingly, very special circumstances
have not been demonstrated in this case and planning permission
should be refused.

This planning application has been processed and assessed with due
regard to the Public Sector Equality Duty and when considering the
public sector equality duty, no protected groups would be disadvantaged
by these proposals.

RECOMMENDATION Planning permission to be refused.



Reasons of refusal
1. New Vine House

The proposal would result in a form of development which is inappropriate
development in the Green Belt. The siting, scale and design of the proposal
would also fail to preserve the openness of the Green Belt and would result in
harm to the rural character of the locality. The other considerations put forward
by the applicant would fail to clearly and demonstrably outweigh the harm by
reason of its inappropriateness and other harm. Consequently, very special
circumstances have not been demonstrated and the proposal is therefore
contrary to the National Planning Policy Framework (2021), London Plan Policy
G2, BLP Policies 37,49 and 51.

2. Bothy cottage, Bothy house and flat

The proposed alteration, demolition and extensions to the Bothy cottage, Bothy
House and flat, by reason of their excessive size, scale and design would be
out of scale and out of keeping with the original buildings. The proposal would
also have an adverse impact on its setting and its significance as a group, failing
to preserve or enhance the character and appearance of the locally listed
buildings and Chislehurst Conservation Area, contrary to the National Planning
Policy Framework (2021), London Plan Policies D3 and HC1, BLP Policies 37,
49, 51 and 52.

3. Polo Mews No.1to No .4

The proposal alteration, demolition and extensions to No.1 to No.4 Polo Mews,
by reason of its excessive size, scale and design would be out of scale and out
of keeping with the original buildings.

The proposed demolition of No.3 and No.4 Polo Mews, alteration, demolition
and extensions to No.1 to No.2 Polo Mews would have an adverse impact on
its setting and significance of the locally listed buildings as a group, fail to
preserve or enhance the character and appearance of the locally listed
buildings and Chislehurst Conservation Area, contrary to the National Planning
Policy Framework (2021), London Plan Policies D3 and HC1, BLP Policies 37,
49, 51 and 52.

4. Parking, cycle and electric vehicle charging point.

The proposal development, by reason of its excessive number of parking
spaces would fail to achieve sustainable development. Insufficient information
has been provided to confirm adequate cycle storage spaces and electrical
vehicle charging point can be provided, contrary to London Plan Policies T5,
T6 and T6.1.

5. Urban greening factor and biodiversity net gain



Insufficient and inadequate information have been provided to demonstrate the
level of BNG at 18 percent and a 0.3 target score can be achieved, contrary to
Policies G5 and G6.



