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1. Introduction 
 
1.1 This Planning Statement accompanies a full planning application submitted to Folkestone & Hythe District 

Council as Local Planning Authority [‘LPA’] for the continued use of an existing outbuilding [‘Tom’s Cabin’] 
as a holiday let at Stable Cottage, Maxted Street, Stelling Minnis, Canterbury [‘the Site’]. The 
application is made on behalf of Mr & Mrs Etherington [‘the Applicants’]. 

 
1.2 The application seeks to enable the continuation of an existing rural business that provides a modest 

holiday let which benefits from a beautiful and secluded rural location within the Kent countryside. The 
proposal is of a modest scale and makes use of an existing timber building, within the curtilage of Stable 
Cottage. The holiday let benefits from the natural containment of the site and optimises the use of the 
land, whilst ensuring the character and appearance of the landscape is not compromised.  

 
1.3 The application submission comprises: 
 

• The relevant application form and ownership certificate; 
• This Planning Statement; 
• Drawing No. 2064/02 Revision A – Elevations & Floor Plan 
• Drawing No. 01A | Location Plan  
• Drawing No. 02A | Block Plan 

 
1.6 Section 2 of this Statement provides details of the site and its context. 

 
1.7 At Section 3 we have summarised the planning history of the site.  
 
1.8 Section 4 describes the subject of this application. 

 
1.9 Section 5 provides a summary of the local and national planning policy context that is relevant to the 

assessment of the proposal. 
 
1.10 At Section 6 we identify and evaluate the key planning considerations that are relevant to the application 

proposal. The issues identified are weighed against the overarching objective of sustainable development 
that lies at the heart of the National Planning Policy Framework (NPPF or ‘the Framework’) considering 
the interplay of environmental, social, and economic objectives.  

 
1.11 We address other issues arising at Section 7; and our conclusions are presented within Section 8. 
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2. The Application Site and its Context 
 
2.1 Located approximately 1km east of Elmsted; c.2km south-west of Stelling Minnis (a ‘secondary village’) 

and approximately 0.7km west of the B2068 (Stone Street), Maxted Street comprises a small hamlet. 
Stable Cottage (the Applicants’ home) is located to the east of Maxted Street Farmhouse and to the south 
side of the highway. Vehicle access is derived from Maxted Street at in the north-east corner of the site, 
shown in figure1 below. 

 

 
Figure 1 | Aerial View of Site - See Location Plan01A for Site Boundary | Source Google Earth March 2021 

 
2.2 Stable Cottage comprises a traditional, weather-boarded dwellinghouse with a plain clay tiled roof. There 

are a  number of modest outbuildings within its curtilage, including Tom’s Cabin (the subject of this 
application) which is located within the south-east corner of the residential curtilage of Stable Cottage . 

 
2.3  The Proposals Map of the Local Plan confirms that the Site lies within the countryside (for planning 

purposes) and within a Special Landscape Area [SLA], District Character Area [DCA] ,and the Kent Downs 
Area of Outstanding Natural Beauty [AONB]. 

 
2.4 Stable Cottage is not located within or near to a Conservation Area; however there are a number of Listed 

Buildings within the locality of the Site; the closest being Lower Maxted Street Farmhouse – a Grade II 
Listed Building. Historic mapping shows the farmhouse, with a number of outbuildings dating back to at 
least 1871. 

 
2.5 The Site is located within Flood Risk Zone 1 (lowest probability of flooding) and is not within an area that 

is susceptible to other forms of flooding such as surface water or ground water. There are no other 
planning policy designations that directly apply to the application Site. 
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Figure 2 | Extract from Mapping Services at historicengland.org.uk |  

Approximate Location of Tom’s Cabin Marked with Red Dot 
 
 Access 
2.6 Maxted Street is accessible by private vehicles or on foot via rural unclassified roads, either from Stone 

Street [B2068] from the east, or via a network of rural roads from Elmsted to the west. 
 
2.7 Maxted Street is well connected to a network of Public Rights of Way [PROW] providing direct access for 

visitors, staying at Tom’s Cabin, to Stone Street, the neighbouring hamlets, and villages, and to the 
surrounding countryside.  

 
2.8 Stone Street is served by public transport with the nearest bus stop to the Site being at the Six Mile Garage, 

approximately 1km to the south-east of Maxted Street – with services operating between Folkestone and 
Canterbury. Stone Street can be accessed from the Site using Bridleway HE137 [starting from Maxsted 
Street, directly opposite Stable Cottage, see figure 1], which links up with Footpath HE146 – KCC map 
extract provided at Appendix 1. 
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3. Planning History and Background 
 
3.1 Planning permission was granted under 88/0944/SH for the conversion of a cattle store into 2 holiday 

lets. The permission was subject to conditions, including the limitation of occupancy to particular times 
of the year. 

 
3.2 Planning permission was granted under Y10/0269 for the erection of a double garage. 
 
3.3 Planning permission was refused under Y15/0020/SH in March 2015 for the continued use of the 

existing property as a self-contained dwelling. 
 
3.4 Planning permission granted under Y05/0259/SH for variation of condition 2 (attached to 88/0944) to 

allow the occupation of one building, comprising 2no. holiday lets, as permanent residential 
accommodation ancillary to the main dwelling. This was granted with conditions and was the subject of 
a Section 106 Agreement.  

 
3.5 The Section 106 was completed on 11th November 2005 and obligated the owners of the building: 
 
 ‘Not to occupy or permit the occupation of the development or any part thereof other than for the purposes 

incidental to the enjoyment of the existing dwellinghouse as a single family dwellinghouse and in particular 
not to permit any person to occupy the development who is not a member of the household living at the 
existing dwellinghouse’. 

  
3.6 Planning permission was granted in January 2006 under Y05/1236/SH for the refurbishment of a small 

barn for ancillary domestic use in conjunction with the annex [granted under Y05/0259/SH]. This barn, 
located immediately to the south of the annexe building, was also the subject of a Section 106 Agreement 
[dated 27th January 2006]. The obligation repeated that set out above in respect of Y05/0259/SH.  

 
3.7 Planning permission was refused in December 2018 under Y18/0674/FH for a Certificate of Lawful 

Development – Existing Use, seeking the use of Stable Cottage as a separate residential dwelling (Use 
Class C3).  

 
3.8 In October 2019 planning permissions were refused under Y19/0281/FH and Y19/0692/FH for the use 

of Stable Cottage as a permanent residential dwelling, including some minor building works. A 
subsequent appeal was however allowed – resulting in Stable Cottage becoming a lawful residential 
dwelling with associated curtilage. A copy of the appeal decision1 is attached at Appendix 2. 

 
3.9 The appeal decision revoked the aforementioned Section 106 Agreements that had previously related to 

the two buildings that became Stable Cottage.  
 

 
1 W/4000395 and W/4000396, dated 5th March 2020 
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Figure 3 | Site Location Plan Y19/0281 
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4. The Proposal 
 
4.1 Retrospective planning permission is being sought for the continued use of an existing single storey 

timber outbuilding as a self-contained holiday let.  The building is referred to as ‘Tom’s Cabin’.  
 
4.2 The cabin provides accommodation for a maximum of two guests at any one time and comprises an open 

plan sitting room and kitchen; together with a double bedroom with ensuite shower room.  The building 
measures approximately 6m wide and 4.2m in depth, with a maximum height of c.3.1m. Please refer to 
drawing number 2064/02 Revision A for details. 

 
4.3 Guests have the use of a partially covered outside veranda and use of the existing garden area. On-site 

parking (for one vehicle) is available within the site close to the cabin. Vehicle access to the Site utilises 
the existing vehicle access from Maxted Street. 

 
 

 

 

 
 

Figure 4 | Floor Plans & Elevations of Tom’s Cabin 
 
4.4 On arrival, guests are provided with a Visitor Information Pack giving details of the lettings terms and 

conditions, together with information on a wide range of visitor attractions, local walks, and amenities. A 
copy of the Visitor Information Pack is attached at Appendix 3.  
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Figure 5 | Tom’s Cabin – view from within garden of Stable Cottage 
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5. Planning Policy Context 
 
5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 (as amended) and Section 70(2) of the 

Town and Country Planning Act 1990 (as amended) require that for the purposes of determining planning 
applications, the determination must be made in accordance with the adopted Plan unless other material 
considerations indicate otherwise. The National Planning Policy Framework (NPPF, 2021) and National 
Planning Policy Guidance (NPPG) are also material to the assessment of development proposals. 

 
 The Adopted Development Plan for Folkestone & Hythe 
5.2 In this instance, the Development Plan comprises: 

 Places and Policies Local Plan 2020  
 Core Strategy Review 2022  

 
5.3 Relevant policies of the Development Plan have been identified as follows:  
 
 Places and Policies Local Plan, 2020 
5.4 Policy E3 gives support to new tourist accommodation in the countryside where; there are no available 

sites within or on the edge of settlements and an open countryside location is needed; there are no 
suitable vacant buildings in the locality which could be converted; the development is viable and will have 
a significant economic and other benefits to the locality to outweigh any harm, and; where located within 
the AONB, it does not constitute major development. 

 
5.5  Policy T2 requires development to be served with sufficient parking that is well integrated so as not to 

dominate the street.  
 
5.6 Policy NE2 seeks to ensure that all new development conserves and enhances the natural environment, 

including all sites of biodiversity or geodiversity value (with or without statutory protection). 
Development will be supported where it enhances, retains, and protects existing sites and features of 
nature conservation interest and incorporates features that enhance biodiversity as part of sustainable 
development, including the creation of new pollinator habitat suitable to the scale of development.  

 
5.7 The objective of Policy NE3 is to protect the District’s landscapes and countryside. The impact of 

development on the Kent Downs AONB will therefore be carefully considered. Development will be 
supported where the natural beauty and locally distinctive features of the AONB and its setting are 
conserved and enhanced; proposals respond to and reinforce, rather than detract from the distinctive 
character and special qualities (including tranquillity) of the AONB; the development is appropriate to 
the economic, social and environmental well being of the area or is desirable for the understanding and 
enjoyment of the area and where the development meets the policy aims of the Kent Downs AONB 
Management Plan.  Within Special Landscape Areas [SLA] Policy NE3 supports proposals that protect or 
enhance the natural beauty of the SLA.  

 
5.8 Policy HW3 seeks to increase, create, and safeguard opportunities for healthy, fulfilling, and active 

lifestyles. The Local Plan recognises that ‘physical activity has been shown to increase personal wellbeing 
while decreasing the chances of people developing diabetes, heart disease and other preventable 
conditions’ (paragraph 16.19).  
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 The Folkestone & Hythe District Core Strategy Review, 2022 
5.9 The vision of the Core Strategy review includes the future of the North Downs area. It states that the ‘whole 

Downs landscape will be managed sensitively to form an attractive base for visitors, home grown businesses 
and tourists’ (paragraph 3.27).  

 
5.10 For sites located outside settlement boundaries, Policy CSD3 provides support for rural and tourism 

development where a rural location is essential. Development in these locations will be acceptable in 
principle for inter alia … (g) the reuse of a redundant or disused building and the enhancement of its 
immediate setting; (h) building conversions that contribute to the character of their location, and; (d) 
‘tourism enterprises’. Tourist, recreation, and rural economic uses will be appropriately protected and 
new development located using a quasi-sequential approach relative to the settlement hierarchy.  

 
5.11 Policy CSD4 relates to green infrastructure of natural networks, open spaces, and recreation. Planning 

decisions will have close regard to the need for conservation and enhancement of landscape and scenic 
beauty in the Kent Downs AONB which will be given the highest status of protection in relation to these 
issues.  

 
5.12 To promote sustainable water resource management, Policy CSD5 seeks to maintain or improve the 

quality and quantity of surface and ground water bodies. This will be achieved by protecting and 
enhancing natural water reserves through sustainable design, construction, management, and promoting 
long term resilience to climate change. Development which would have an impact on water quality in the 
Stodmarsh European-designated sites through increased nutrient levels from wastewater discharges will 
be required to provide evidence of nutrient impacts through a nutrient budget approach.  

 
  National Planning Policy Framework (NPPF, December 2023) 
5.13 The National Planning Policy Framework which is informed by the National Planning Practice Guidance 

(‘the NPPG’) is a material consideration of significant weight when determining applications.  Those 
sections that are relevant to the consideration of this application are summarised here and/or referenced 
within the planning evaluation within sections 6 & 7 of this statement. 

 
5.14 Paragraph 2 (re-stated at Paragraph 47) states that planning law requires that applications for planning 

permission be determined in accordance with the development plan unless material considerations 
indicate otherwise. The NPPF is a material consideration in planning decisions. Planning policies and 
decisions must also reflect relevant international obligations and statutory requirements.  

 
5.15 Paragraph 224 of the NPPF advises that the provisions of the Framework will remain a material 

consideration and should be taken into account in dealing with applications from the day of its 
publication.  Notwithstanding this, the NPPF recognises that LPAs may take decisions that depart from an 
up-to-date development plan, but only if material considerations in a particular case indicate that the plan 
should not be followed, Paragraph 12. 

 
5.16 Paragraph 8 emphasises that achieving sustainable development means that the planning system has 

three overarching objectives which remain inter-dependant and need to be pursued in mutually 
supportive ways to secure net gains across each of different objectives. 

 
• An economic objective – to help build a strong, responsive and competitive economy, by ensuring 

that sufficient land of the right type is available in the right places and at the right time to support 
growth, innovation and improved productivity. 
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• A social objective – to support strong, vibrant and healthy communities … by fostering a well-

designed safe built environment … that reflect current and future needs and support communities’ 
health, social and cultural well-being. 
 

• An environmental objective – to contribute to protecting and enhancing our natural, built and 
historic environment including making effective use of land, using natural resources prudently, 
minimising waste and pollution, and mitigating and adapting to climate change, including moving 
to a low carbon economy. 

 
5.17 Paragraph 9 clarifies that ‘planning policies and decisions should play an active role in guiding 

development towards sustainable solutions, but in doing so should take local circumstances into account, 
to reflect the character, needs and opportunities of each area. The NPPF recognises that the purpose of 
the planning system is to contribute to the achievement of sustainable development. To ensure delivery 
of this and for sustainable development to be pursued in a positive way, at the heart of the Framework is 
a presumption in favour of sustainable development [Paragraph 10].  The mechanism of applying the 
presumption in favour of sustainable development (or ‘the tilted balance’) is set out within Paragraph 
11.  

 
5.18 Paragraph 11 advises that plans and decisions should apply a presumption in favour of sustainable 

development. For decision taking this means c) approving development proposals that accord with an up-
to- date development plan without delay; or d) “Where there are no relevant development plan policies, 
or the policies which are most important for determining the application are out-of-date, granting 
permission unless: 

 
i. The application of policies in this Framework that protect areas or assets of particular importance2,  

provides a clear reason for refusing the development proposed; or 
ii. Any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when 

assessed against the policies in this Framework taken as a whole. 
 
5.19 Notwithstanding the above, Paragraph 12 confirms that a presumption in favour of sustainable 

development does not change the statutory status of the development plan as the starting point for 
decision making. 

 
5.20 Paragraph 31 states that ‘the preparation and review of all policies should be underpinned by relevant 

and up-to-date evidence. This should be adequate and proportionate, focused tightly on supporting and 
justifying the policies concerned, and take into account relevant market signals’. Through the examination 
process, draft policies should be positively prepared, justified, effective and consistent with national 
policy (Paragraph 35).  

 
5.21 Section 4 provides the Government’s policy advice with regard to ‘decision-making’.  Local Planning 

Authorities are advised to approach decision-making in a positive and creative way and decision makers, 
at every level, should seek to approve applications for sustainable development where possible. 

 

 
2 Footnote 7 to NPPF paragraph 11 identifies protected areas of assets of particular importance as inter alia, habitat sites, Sites of Special 
Scientific Interest, Areas of Outstanding Natural Beauty, Heritage Coast, and areas at risk of flooding or coastal change.  
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5.22 Paragraph 47 re-emphasises that planning law requires that applications be determined in accordance 
with the Development Plan unless material considerations indicate otherwise. Paragraph 48 indicates 
that LPAs may give weight to relevant policies of emerging plans according to the stage of preparation 
(the more advanced the preparation, the greater weight may be given); the extent of any unresolved 
objections to relevant policies, and; the degree of consistency of the relevant policies in the emerging plan 
to the Framework (the closer the policies in the emerging plan to the policies in the Framework, the 
greater the weight that may be given).  

 
5.23 Section 6 sets out the Government’s policy advice in relation to the contribution that planning makes to 

building a strong, competitive economy – wherein Paragraph 85 states that planning policies and 
decisions should help create the conditions in which businesses can invest, expand, and adapt. Under the 
objective of ‘Supporting a prosperous rural economy’ the NPPF encourages policies and decisions to 
enable a) the sustainable growth and expansion of all types of business in rural areas, both through 
conversion of existing buildings and well-designed new buildings; … c) sustainable rural tourism and 
leisure developments which respect the character of the countryside – Paragraph 88 (our emphasis 
added).  

 
5.24 The NPPF aims to contribute to the achievement of healthy, inclusive communities which (inter alia) 

enable and support healthy lifestyles, especially where this would … encourage walking and cycling – 
Paragraph 96. 

 
5.25 Paragraph 109 advises that the planning system should actively manage patterns of growth in support 

of the Framework’s transportation objectives.  Paragraph 109 goes on to advise that opportunities to 
maximise sustainable transport solutions will vary between urban and rural areas and this should be 
taken into account in both plan making and decision taking.  

 
5.26 In assessing development proposals Paragraph 114 indicates developments should take appropriate 

opportunities to promote sustainable transport modes and Paragraph 115 clarifies that development 
should only be prevented or refused on highways grounds if there would be an unacceptable impact on 
highway safety, or the residual cumulative impacts on the road network would be severe. 

 
5.27 Section 12 sets the objective of achieving well-designed and beautiful places. Paragraph 131 states that 

good design is a key aspect of sustainable development, creates better places in which to love and work 
and helps make development acceptable to communities. The NPPF encourages planning decisions to 
inter alia; ensure developments function well and add to the overall quality of the area; are visually 
attractive with effective landscaping; are sympathetic to local character and landscape setting; optimise 
the potential of a site to accommodate and sustain an appropriate amount and mix of development, 
supporting local facilities and transport networks, and; create places that are safe, inclusive and 
accessible, and which promote health and well-being with a high standard of amenity for existing and 
future users – Paragraph 135. 

 
5.28 Section 15 concerns the conservation and enhancement of the natural environment. The NPPF provides 

that ‘great weight should be given to conserving and enhancing landscape and scenic beauty in … Areas 
of Outstanding Natural Beauty’, Paragraph 181. The NPPF does not prohibit development within the 
AONB but clarifies that the ‘scale and extent of development within the designated areas should be 
limited, sensitively located, and designed to avoid or minimize adverse impacts on the designated areas, 
Paragraph 182.   
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5.29 The NPPF (Paragraph 185) seeks to protect and enhance biodiversity through the designation of sites of 
importance and through the conservation, restoration and enhancement of priority habitats, ecological 
networks and the protection and recovery of priority species and to identify opportunities for securing 
net gains in biodiversity. When determining planning applications LPAs should resist development 
proposals that result in significant harm to biodiversity unless it can be adequately mitigated or otherwise 
compensated.  

 
5.30  Paragraph 225 advises: “… due weight should be given to [relevant policies in existing plans] according 

to their degree of consistency with this Framework (the closer the policies in the plan to the policies in 
the Framework, the greater the weight that may be given).” 

 
 Kent Downs AONB Management Plan (2021-2026) 
5.31 The AONB Management Plan sets out policies for the conservation, enhancement, and management of the 

AONB. The following policies have been identified: 
 
5.32 Policy MMP2 indicates that the Kent Downs AONB is a material consideration in plan making and 

decision taking. 
 
5.33 Policy SD2 aims to conserve and enhance the local character, qualities, distinctiveness, and natural 

resources of the Kent Downs AONB through appropriate design, scale, siting, landscaping and materials 
of new development, redevelopment and infrastructure. Similarly, Policy LLC1 seeks to support and 
pursue the protection, conservation and enhancement of special characteristics and qualities, natural 
beauty, and landscape character of the Kent Downs AONB.  

 
5.34 The objective of Policy SD3 is to ensure that development and changes to land use and land management 

cumulatively conserve and enhance the character and qualities of the Kent Downs AONB rather than 
detract from it. 

 
5.35 Policy SD7 states that new projects, proposals, and programmes shall conserve and enhance tranquillity 

and where possible dark night skies.    
 
5.36 It is highly relevant to note that the Kent AONB Management Plan recognises the value of sustainable 

visitor facilities within the AONB. Policy VC6 states that the development of sustainable visitor and 
tourism facilities will be pursued where they enhance people’s enjoyment and understanding of the AONB 
without detracting from its special characteristics and qualities.  

 
 Folkestone & Hythe District Green & Blue Infrastructure Strategy (Final, July 2023) 
5.37 The Strategy is described as a summary document (of the main report)  and has been created by the 

Council for consultation on the identified priorities and opportunities. It summarises the district’s 
strategic network of green and blue infrastructure and provides an assessment of the needs and 
opportunities, strategic priorities and future actions.  The strategy provides evidence to support spatial 
planning in the district. Five evidence areas are described and assessed - biodiversity, trees, and 
woodlands; access, recreation, and active travel; health and wellbeing; blue infrastructure and the coast 
and landscape character and heritage. Each component part of green infrastructure has the potential to 
deliver wider benefits, including recreation, biodiversity, health, climate change mitigation and 
adaptation and water quality.  (‘Introduction’). 

 
5.38 The Strategy identifies the following objectives: 



13 
RS/0841  Planning Statement – March 2024 

 
To  ‘use the district’s outstanding landscape, heritage, and biodiversity to promote tourism in a sustainable 
way, whilst avoiding damage and negative impacts on the environment, landscape, and biodiversity sites’ 
[objective AR3.1]. 
 
To ‘ensure that promotional materials and tourism promotion includes information for visitors on how to 
minimise the impact of their visit’ [objective AR3.2]. 
 
To ‘protect and enhance the landscape and views in the Kent Downs AONB and its setting, support the co-
ordinated management of the landscape and habitats, promote wildlife value, enable and manage access for 
recreation, with reference to the Kent Downs AONB management plan and landscape character assessment’ 
[objective LH 1.2] 
 
‘In many areas public rights of way are the main areas for recreation. Invest in these and promote them for 
tourism, recreation, and health benefits. Improve accessibility of public rights of way to support health and 
wellbeing’ [objective ND 5]. 
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6. Planning Evaluation  
 
6.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 (as amended) and Section 70(2) of the 

Town and Country Planning Act 1990 (as amended) require that for the purposes of determining planning 
applications, the determination must be made in accordance with the adopted Development Plan unless 
material considerations indicate otherwise. The NPPF, as a material consideration, reiterates this 
requirement. 

 
6.2 With reference to the applicable designations identified within Section 2, the planning history identified 

at Section 4 and the policy context summarised in Section 5, it is considered that the principal issues 
relevant in the assessment of this application are: 

 
• The principle of development | Use and location 
• The effect on landscape character |Including the North Downs AONB  

 
 The Principle of Development 
6.3 For planning purposes, the Site is located within  the countryside of the North Downs AONB, outside of 

policy defined settlement confines. However, located within a historic hamlet, it is not regarded as 
locationally isolated.  The application relates to the conversion of an existing building to a holiday let 
accommodating up to two guests.  

 
6.4 Development Plan policies CSD3 and E3, of the Core Strategy [CS] and Local Plan [LP] respectively, relate 

to rural development and tourism. Policy E3 gives support to new tourist accommodation in the 
countryside where; there are no available sites within or on the edge of settlements and an open 
countryside location is needed; there are no suitable vacant buildings in the locality which could be 
converted; the development is viable and will have a significant economic and other benefit to the locality 
to outweigh any harm, and; where located within the AONB, it does not constitute major development. 
Similarly, for sites located outside settlement boundaries, Policy CSD3 provides support for rural and 
tourism development where such a location is essential. Development in these locations will be 
acceptable in principle for inter alia … (g) the reuse of a redundant or disused building and the 
enhancement of its immediate setting; (h) building conversions that contribute to the character of their 
location, and; (d) ‘tourism enterprises’. Tourist, recreation, and rural economic uses will be appropriately 
protected and new development located using a quasi-sequential approach relative to the settlement 
hierarchy. 

 
6.5 The CS recognises that the North Downs area, including the ‘dispersed community of Stelling Minnis’, is a 

desirable destination for visitors to explore describing the area as follows: ‘the hills, valleys and woodlands 
will be an increased attraction, and along with strategic transport links, holding wide appeal to new 
residents, employers, and visitors. … the whole Downs landscape will be managed sensitively to form an 
attractive base for visitors, home-grown businesses, and tourists’,  CS paragraph 3.27. The CS identifies that 
‘the larger settlements within this area play an important role to rural residents in providing commercial 
services and some public facilities. Around these villages lie several small hamlets that are relatively 
inaccessible but are integral to the appeal of the Downs area and community life’.  

 
6.6 The CS describes that villages at the heart of the AONB such as ‘Lyminge and Elham will remain highly 

attractive places to live and visit, with a wide range of local facilities serving the surrounding countryside. 
Lyminge will be recognised for its very good range of shops and public services, where sensitive small-scale 
developments have improved access to rural housing. Elham will be a key centre for the expanded visitor 
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economy in the Kent Downs AONB. Villages such as Stelling Minnis, and hamlets in the Elham Valley and the 
countryside surrounding Stone Street, will continue to be 'quiet gems' of the Kentish countryside, with local 
schools and other essential services maintained, benefiting from the economic possibilities of electronic 
communications, while nestled in a landscape overseen with pride and care’, CS paragraph 3.31. 

 
6.7 In recognising the district's high-quality natural environment the CS suggests that this attribute can help 

to support ‘… existing tourist accommodation and opportunities for new small-scale high-quality 
accommodation and marketing of local food, drink, crafts, and natural produce. The North Downs offers 
particular  opportunities for investment in existing tourist facilities’ (our emphasis added, paragraph 5.30). 

 
6.8 The pre-amble to LP Policy E3 states ‘this policy provides a district-wide approach to economic and social 

regeneration, complementing spatial strategy policies through addressing needs of small settlements, 
businesses, and the countryside. In line with national policy a positive framework needs to be provided for 
more scattered functions and places, small business, and rural needs, capitalising on sense of place and 
heritage. This must accord with countryside protection and sympathetic design and landscaping’, LP 
paragraph 5.19. In particular, the LP recognises the importance of overnight visitor stays to the local 
economy, ‘Many of the district's enterprises, especially smaller ones, are found in its villages and countryside. 
In particular, tourism-related activities have traditionally been important along the coast. Tourism activities 
(visiting an area for leisure, business, or family reasons) by their nature present challenges in co-ordinating 
the work of different sectors and the mix of attractions and accommodation across a wide area. Overnight 
stays by visitors to the district need to increase to maximise value to the local economy’, paragraph 5.24, our 
emphasis added. 

 
6.9 The above gives recognition to the District’s natural landscape beauty and the opportunities this presents 

for expanding the visitor economy through sustainable tourism – and in particular the desire to optimise 
overnight visitor stays. This is reflected more recently in the objectives identified through the Council’s 
Blue and Green Infrastructure Strategy (extracts are provided at paragraph 5.39 above), one of which is 
to ‘use the district’s outstanding landscape, heritage, and biodiversity to promote tourism in a sustainable 
way, whilst avoiding damage and negative impacts on the environment, landscape, and biodiversity sites’.  

 
6.10 Whilst there is clear overarching ‘in principle’ support from the Development Plan for rural tourist 

accommodation, it is asserted that the locational criteria of the policy, which relates to settlement 
hierarchy, is out of step with the more pervasive and flexible policy approach to rural economic 
development that is set out within the NPPF.   In this regard, the Framework recognises the positive 
contribution that planning can make to building a strong, competitive economy – wherein paragraph 88 
directs that planning decisions should help create the conditions in which businesses can invest, expand, 
and adapt. In particular, under the objective of ‘supporting a prosperous rural economy’ the NPPF 
encourages policies and decisions to enable a) the sustainable growth and expansion of all types of 
business in rural areas, both through conversion of existing buildings and well-designed beautiful new 
buildings; … c) sustainable rural tourism and leisure developments which respect the character of the 
countryside (our emphasis added).  

 
6.11 NPPF paragraph 89 clarifies that ‘planning policies and decisions should recognise that sites to meet local 

business and community needs in rural areas may have to be found adjacent to or beyond existing 
settlements, and in locations that are not well served by public transport. In these circumstances it will be 
important to ensure that development is sensitive to its surroundings, does not have an unacceptable impact 
on local roads and exploits any opportunities to make a location more sustainable’. 
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6.12 In this sense, it is submitted that Policies E3 and CSD3 are inconsistent with the provisions of the NPPF 
which positively encourages proposals that sustainably support the rural economy, provided there is no 
material harm to landscape character and quality, and recognises that such ventures will not always be 
located within, adjacent or near to defined settlements.  

 
6.13 Notwithstanding the above, the proposed holiday-let use is one that utilises an existing building, it is not 

isolated, it is located on previously developed land3, it is owned and managed by the on-site residents of 
Stable Cottage, sustainable travel and local attractions are actively promoted through the Visitor 
Information Pack (copy attached at Appendix 3), and the site benefits from a discrete location within the 
site and wider landscape/AONB – the raison d'être of the holiday let’s attraction to visitors. This latter 
aspect is evidenced through the Development Plan and from the number of other ‘holiday lets’ within the 
locality of the site 

 
6.14 Consistent with the NPPF, it is has been accepted that accommodation for rural tourism is often located 

where there is an inherent reliance on use of the private car. It is often this ‘off-grid’ remoteness and rural 
location that is so attractive to holidaymakers. This position evidenced in an Inspector’s decision on an 
appeal for a two-person holiday let in Lynsore Bottom, Upper Hardres4. A copy of the Inspector’s decision 
is provided at Appendix 4 of this statement. In that instance the appeal site occupied a rural location 
‘accessed via narrow roads’ and ‘detached from any nearby settlements’ with ‘few facilities and services 
nearby’. The Inspector reasoned that ‘I have had regard to the nature of the use as holiday accommodation 
… (which) is frequently located in remote areas and relies to a significant extent on the use of the private 
car. However, it is often this remoteness and rural location that holidaymakers are seeking … The reliance 
on the use of a car would be reasonably limited as a result of the single unit of accommodation proposed 
which would be occupied by a limited number of visitors at one time.’ (Inspector’s decision, paragraph 10).  

 
6.15 It is relevant to note the NPPF recognises that opportunities to maximise sustainable transport solutions 

will vary between urban and rural areas, and that this should be taken into account in both plan-making 
and decision-making (paragraph 109). In the case of the Tom’s Cabin, wherein a modest cabin with a 
predetermined maximum occupancy of two, trip generation to/from the site is limited. 

 
6.16 Tom’s Cabin is conveniently located relative to a range of holiday/tourist amenities, many of which are 

signposted within the Visitor Information Pack (copy at Appendix 3) – and include: 
 Numerous historic rural settlements, hamlets, and villages in the surrounding area for visitors to 

explore, including the dispersed community of Stelling Minnis c.2.2km to the north-east, 
Lymbridge Green c.1.5km to the south-west and Lyminge c.4km to the south-east.   

 A network of PROW, providing opportunity to explore the local area on foot - see KCC Map 
attached at Appendix 1. 

 A wide range of country pubs and restaurants -the closest being The George Inn on Stone Street 
(0.6km to the east) directly accessible from the Site along PROW HE13 and HE146. Others include 
The Tiger Inn on Scotts Lane (3.5km to the south), The Five Bells on The Street in Brabourne 
(3.5km to the south-west), and The Rose & Crown and The Kings Arms at Elham (c.4.5km to the 
south-east).  

 Local village convenience stores in Stelling Minnis, Lyminge and Elham – together with the 
ancillary shop at Six Mile Garage. Larger retail outlets are available within the surrounding higher 
order settlements. 

 
3 Dartford Borough Council v Secretary of State for Communities and Local Government [2017] EWCA Civ 141   
4 APP/J2210/W/18/3216587 
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 A wide range of local visitor attractions and experiences including equestrian centres, woodland 
walks, nature reserves, and places of historic interest. 
 

6.17 With reference to the aforementioned Lynsore Bottom appeal decision, the Inspector noted the benefits 
to the rural economy that increased visitor spending facilitated by small scale tourist accommodation can 
achieve. He notes that, as in that case, ‘there are public houses in proximity to the appeal site, which are also 
in remote locations, and the use of the building as holiday accommodation would be likely to generate 
additional visitors to these rural businesses thus contributing to their viability to an extent. I agree that this 
level of economic contribution, and the level of jobs created by the proposal would be limited from one 
property but would nevertheless make a small contribution to the rural economy in the area’, (Inspector’s 
decision, paragraph 11).  

 
6.18 As identified above, Tom’s Cabin benefits from a wide range of local amenities and services that can be 

supported by increased visitor spending from guests staying at the site. Through the distribution of visitor 
information packs, the applicants actively promote these amenities and attractions to guests; encouraging 
visitors to explore and enjoy all that the area has to offer as a destination.  In addition to providing an 
economic revenue to the applicant, the use of the Site therefore contributes positively to the local rural 
economy through increased visitor spend and increased footfall to other businesses in the surrounding 
area.  

 
6.19 Increased visitor spend will help to sustain the vitality and viability of other rural businesses, amenities, 

and services which the Development Plan and NPPF actively seek to retain in order to sustain the resident 
rural population. The CS states that in applying Policy CSD3 the council will have regard to the NPPF which 
states that planning should enable “the retention and development of accessible local services and 
community facilities, such as local shops, meeting places, sports venues, open space, cultural buildings, 
public houses and places of worship" (NPPF paragraph 88d). 

 
6.20 Located within the heart of the AONB, the exploration potential of the area gives an opportunity to 

enhance people’s enjoyment and understanding of the countryside which is an objective promoted 
through the Kent Downs AONB Management Plan (see Policy V6). Utilising the network of country walks 
and trails provides visitors opportunity to enjoy the natural beauty of the area to the benefit of their health 
and well-being – an objective of the NPPF which seeks to encourage access to recreational opportunities 
for these reasons (paragraph 96). 

 
6.21 Further to the above the principle of the holiday let use is supported by: 

 The overarching objectives of the NPPF and Development Plan in supporting rural tourism and 
the wider rural economy.  

 The objectives of the NPPF and Development Plan where the use will help to sustain local 
amenities and other rural businesses through increased patronage and visitor spending. 

 Policies E3 and CSD3 of the Development Plan which direct such uses to re-use existing buildings 
in a manner that protects the character of the locality and conserves and enhances the qualities, 
and distinctiveness of the Kent Downs AONB;  

 Policies of the AONB Management Plan; in particular Policy V6 which recognises the role rural 
tourism can play in enhancing  people’s enjoyment and understanding of the AONB, in a manner 
that does not detract from its special characteristics and qualities.  

 The District’s Green & Blue Infrastructure Strategy which supports the use the district’s 
outstanding landscape, heritage, and biodiversity to promote tourism in a sustainable way, whilst 
avoiding damage and negative impacts on the environment, landscape, and biodiversity sites. 



18 
RS/0841  Planning Statement – March 2024 

 The recognised benefits of supporting developments which promote active and healthy lifestyles, 
especially where this would encourage walking and cycling (NPPF paragraph 96) 
 

6.22 As a material consideration the NPPF requires LPAs to pursue ‘sustainable development’ in a positive 
way, wherein a presumption in favour of sustainable development is at the heart of national planning 
policy. It is relevant to this submission that policies contained with the NPPF aim to support economic 
growth in rural areas to create jobs and prosperity by taking a positive approach to sustainable 
development. The Framework seeks to promote land-based rural businesses and sustainable rural 
tourism and leisure developments which respect the character of the countryside (paragraph 88). It is 
clear that the above policy context provides sufficient in principle support for the continuation of this 
demonstrably viable, family run, rural enterprise.  

 
Landscape Character  

6.23 The policy support provided by the Development Plan and the NPPF advises of the need to consider the 
development proposal in terms of its size and scale, and any subsequent landscape impacts which 
inherently need to be considered on a case-by-case basis.  

 
6.24 It is acknowledged that the location of the site within the AONB requires consideration and, in this regard, 

the NPPF provides that ‘great weight should be given to conserving and enhancing landscape and scenic 
beauty in … Areas of Outstanding Natural Beauty’. It is important to note that the NPPF does not prohibit 
development (or change of use) within the AONB but clarifies that the ‘scale and extent of development 
within the designated areas should be limited, sensitively located, and designed to avoid or minimize 
adverse impacts on the designated areas’, (Paragraph 182). It is relevant to note here that the proposal 
relates to an existing building and does not propose or necessitate the introduction of any new or 
additional buildings or structures.  

 
6.25 The NPPF confirms that within the AONB permission for major development should be refused other than 

in exceptional circumstances and where it can be demonstrated that the development is in the public 
interest (NPPF Paragraph 183). The very modest scale of the holiday let use proposed through this 
application falls vastly short of the threshold of ‘major development’ – and therefore consideration of 
‘exceptional circumstances’ is not relevant to the assessment of this application. 

 
6.26 The Kent AONB Management Plan5 reiterates the Countryside Commission’s purpose of the AONB 

designation “… primarily to conserve and enhance natural beauty”. The AONB Management Plan also 
recognises the need to balance this objective with the socio-economic well-being of rural areas. The 
management plan recognises that it is ‘well placed to take an appropriate role in supporting efforts to 
recover from the economic and societal impacts of the Covid-19 pandemic, including supporting the rural 
and visitor economy, supporting the resilience of farming and food production and the health and well-
being of communities’, (AONB Management Plan, paragraph 3.4 f). This objective is reflected within Policy 
VC6 of the AONB Management Plan which promotes sustainable visitor and tourism facilities where they 
enhance people’s enjoyment and understanding of the AONB without detracting from its special 
characteristics and qualities. It is asserted that the use of an existing building as a  holiday let use squarely 
meets the objectives of this policy. 

 
6.27 The site is effectively screened from wider views by existing landscaping, vegetation, and topography. 

Through the utilisation of an existing building within the established residential curtilage of Stable 

 
5 Third Revision 2021 to 2026 
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Cottage, it is asserted that the continuation of the holiday let use would cause no discernible impact or 
harm to landscape character or to the policy objectives of the Development Plan, NPPF or AONB 
Management Plan. 
 

 Summary 
6.28 Based on the above evaluation of key issues arising from the proposal, it is asserted that the proposed 

continuation of the use meets the relevant provisions of the development plan (where consistent with the 
NPPF), the NPPF, and the objectives of the AONB Management Plan in seeking to encourage public access 
to and enjoyment of the AONB in a sustainable manner that is compatible with the special landscape 
character and intrinsic beauty of the area. Moreover, it is submitted that the proposal is supported by the 
objectives of the NPPF in the pursuit of sustainable development, particularly where this contributes 
positively to the rural economy and community.  
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7. Other Matters 
 
  Highway Impact and Parking 
7.1 The sustainability of the site relative to its location and the application of development plan policies vis a 

vis the provisions of the NPPF in relation to sustainable tourism have been considered above under the 
‘principle of development’. Given the very modest scale of development, catering for a single party of up 
to two guests, it is not considered that the proposed use gives rise to a significant increase in vehicle 
movements to/from the Site. Guests access the site via the existing vehicle access to Stable Cottage, which 
gives direct and convenient access to their holiday accommodation from the local road network.  

 
7.2 On-site parking is provided within the curtilage of  Stable Cottage close to Tom’s Cabin. It is asserted that 

the holiday let use would not result in a material or harmful impact on highway safety and the proposal 
is acceptable in this regard.   

 
Residential Amenity 

7.3 Tom’s Cabin is discretely located within the curtilage of Stable Cottage, and well separated from existing 
residential properties in the locality. Dense surrounding trees and hedge lined boundaries provide further 
screening in this regard. The continuing use of the holiday let will not cause harm to the residential 
amenities of neighbouring occupants.  

 
 Nutrient Neutrality 
7.4 We understand that the Site lies within the Little Stour & Wingham Sub-Catchment of the Stour. The area 

discharges to the Stour well down stream of the Stodmarsh Ramsar sites. The Site therefore sits in an area 
that is now agreed as not contributing to nutrient loads within the Stodmarsh Ramsar Sites – and will 
have no impact in this regard.  
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8. Conclusions 
 
8.1  The application seeks to enable the continuation of a viable family-run, rural business that provides self-

contained visitor accommodation for up to two guests, It is discretely located within a stunning rural 
location. The holiday let is a modest scale and utilises an existing building that is sensitively sited to take 
advantage of the natural attributes and containment of the site. This optimises the use of the land, whilst 
ensuring the character and appearance of the landscape is not compromised. It is submitted that the 
continued operation of this rural business would go on to positively contribute to the district’s rural 
economy and tourism offer.  

 
8.2 The development meets the relevant provisions of the Development Plan, the NPPF, and the objectives of 

the AONB Management Plan in seeking to encourage public access to and enjoyment of the AONB in a 
sustainable manner that is compatible with the special landscape character and intrinsic beauty of the 
area. Moreover, the proposal is supported by the objectives of the NPPF in the pursuit of sustainable 
development, particularly where this contributes positively to the rural economy and community.  

 
8.3 NPPF Paragraph 8 advises that achieving sustainable development means that the planning system has 

three overarching objectives which are interdependent and need to be pursued in mutually supportive 
ways.   

 
8.4 In this regard, and in meeting the economic objective, it is submitted that the development will continue 

to contribute positively to the rural economy through increased expenditure within the local area from 
guests visiting local shops, pubs, and visitor attractions; and will contribute positively to increasing 
‘visitor spend’ in the District as a whole. The use provides revenue and employment to the Applicants who 
live and work on Site. The use aligns closely with the visitor and tourism objectives for the District. 

 
8.5 In meeting the social objective, the proposal will bring people into the AONB  promoting an appreciation 

of  its intrinsic beauty in accordance with the aims of the AONB Management Plan. The close association 
of the site to the network of  footpaths  and country lanes will encourage visitors to access the great 
outdoors with the inherent benefit to health and well-being. The site provides a form of development that 
preserves the qualities of the rural setting and landscape character. 

 
8.6 In meeting the environmental objective, the holiday let enables appreciation of the AONB in a manner 

that is proportionate and sympathetic ensuing that its special qualities are not compromised. 
 
8.7 The NPPF is clear that the purpose of the planning system is to contribute to the achievement of 

sustainable development. For the reasons expressed within this statement, and in the absence of harm to 
the areas or assets of particular importance to this site, it is asserted that the operation of the holiday let 
meets the economic, social, and environmental dimensions of sustainable development. 
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Extract from KCC Public Rights of Way Mapping Service | Site Located by Red Dot 
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Appeal Decisions 
Site visit made on 18 February 2020 

by Jonathan Price  BA(Hons) DMS DipTP MRTPI 

an Inspector appointed by the Secretary of State  

Decision date: 5 March 2020 

 

Appeal A: W/4000395 

Stable Cottage, Maxted Street, Stelling Minnis, Kent CT4 6DH 

• The appeal is made under section 78 of the Town and Country Planning Act 1990 
against a refusal to grant planning permission. 

• The appeal is made by Mr and Mrs T Etherington against the decision of Folkestone and 

Hythe District Council. 
• The application Ref Y19/0281/FH, dated 7 May 2019, was refused by notice dated  

17 October 2019. 
• The development proposed is the use of Stable Cottage as a separate residential 

dwelling including works to conjoin two buildings and the provision of two porches 
(Y05/1236/SH) (Retrospective). 

 

 
Appeal B: Q/4000396 

Stable Cottage, Maxted Street, Stelling Minnis, Kent CT4 6DH 

• The appeal is made under Section 106B of the Town and Country Planning Act 1990 
against a refusal to discharge two planning obligations. 

• The appeal is made by Mr and Mrs T Etherington against the decision of Folkestone and 
Hythe District Council. 

• The proposals relate to the restriction of the occupation of the property (Stable Cottage) 
as permanent residential accommodation ancillary to Maxted Street Farmhouse. 

• The planning obligations, dated 11 November 2005 and 27 January 2006, were made 
between the District Council of Shepway Council and James Rube Edwards and Christine 
Margaret Edwards. 

• The application Ref Y19/0692/FH, dated 8 May 2019, was refused by notice dated  
17 October 2019. 

• The application sought to have the two planning obligations discharged. 
 

Decisions 

1. Appeal A is allowed and planning permission is granted for use as a separate 

residential dwelling including works to conjoin two buildings and the provision 
of two porches at Stable Cottage, Maxted Street, Stelling Minnis, Kent CT4 6DH 

in accordance with the terms of the application, Ref Y19/0281/FH, dated 7 May 

2019, subject to the following condition:  

1) The development hereby permitted shall be carried out in accordance 

with the following approved plans: 1:1250 scale location plan; 1:500 

scale block plan; 1:100 scale existing and proposed west, north, and 

south elevations; 1:50 scale existing and proposed floorplan. 

2. Appeal B is allowed. The planning obligations made between the District 
Council of Shepway and James Rube Edwards and Christine Margaret Edwards, 

dated 11 November 2005 and 27 January 2006 respectively, no longer serve a 

useful purpose and are both discharged. 

https://www.gov.uk/planning-inspectorate
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Preliminary Matters 

3. As set out above, there are two appeals relating to Stable Cottage addressed in 

this decisions letter. One concerns the Council’s refusal to allow the existing 

occupation as a separate residential dwelling and the works already carried out 

to conjoin two buildings and provide two porches. Following on from this, the 
other appeal is over the refusal to discharge two planning obligations which 

restrict the occupation of this property to permanent residential 

accommodation ancillary to Maxted Street Farmhouse.   

4. With respect to the titles of the local plans (below), this authority has only 

recently changed names from Shepway to Folkestone and Hythe District 
Council.  

Main Issues  

5. In respect of Appeal A, the main issue is whether this proposal is acceptable in 
the context of development plan policy seeking that new development is 

sustainable and directed to existing rural settlements. 

6. In respect of Appeal B, and following on from the Appeal A decision, the main 

issue is whether the obligations any longer serve a useful purpose and, if not,  

might both be discharged. 

Reasons 

7. Set within countryside and served by narrow lanes, Maxted Street is a very 

small rural hamlet comprising a loose arrangement of mainly older dwellings 

and farm buildings, including some homes that are listed. It is evident that the 
subject weather-boarded, pin tile-roofed building originated as farm buildings, 

associated with the adjacent listed Maxted Street Farmhouse. At some point 

these buildings were used as holiday lets and later permitted to be ancillary 
accommodation to the main farmhouse. The works and use for which 

retrospective consent is sought took place some 13 years ago.   

8. The Council’s current development plan comprises the policies in Shepway 

District Review1 (LP) and Core Strategy2 (CS) Local Plans. The National 

Planning Policy Framework (the Framework) is a material consideration 
carrying significant weight. 

9. As an independent dwelling, the Appeal A proposal conflicts with CS policies 

DSD, SS1, SS3 and CSD3 insofar as these provide a strategy for delivering 

sustainable development. This is through focussing development growth in 

urban areas and larger settlements, where most services are located and the 
need for private car journeys is less, and resisting this within more rural areas 

unless there were an essential requirement for such a location. For the same 

reasons, the proposal conflicts with LP policies SD1, CO1 and HO1 which 

promote the broad aim of sustainable development by restricting housing in the 
countryside outside of defined settlement boundaries.   

10. The previous uses of the building for holiday and ancillary accommodation 

would have engendered a degree of private car use. This proposal adds only 

marginally to this and I find the harm deriving from the conflict with 

development plan policy to be quite limited in respect of this particular issue.  

 
1 Shepway District Local Plan Review - adopted 16 March 2006. 
2 Shepway Core Strategy Local Plan 2013. 
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I must give some weight to paragraph 103 of the Framework which recognises 

that opportunities to maximise sustainable transport solutions will vary 

between urban and rural areas, and this should be taken into account in 
decision-making.  

11. Stable Cottage is situated near to a few other houses within a small hamlet. 

Unlike the very recently dismissed appeal3 for a similar change of use from 

ancillary to separate residential accommodation elsewhere in Stelling Minnis, 

this proposal does not involve an isolated home in the countryside. This 
development at Stable Cottage derives originally from the re-use of redundant 

farm buildings and serves to preserve and enhance its immediate setting. This 

is one reason that paragraph 79 of the Framework might exceptionally permit 

the development if it were an isolated home in the countryside. Logically, 
national policy offers the same or greater support for a dwelling deriving from a 

re-use of redundant farm buildings in a location that, rather than being 

isolated, is within a small hamlet.  

12. Indeed, the Framework offers a more flexible approach to rural housing 

generally. To promote sustainable development in rural areas, paragraph 78 
refers to housing being located where it will enhance or maintain the vitality of 

its communities and, where there are groups of smaller settlements, 

development in one village may support services in a village nearby.   

13. The proposal is not an isolated house in the open countryside and, deriving 

from the satisfactory conversion of what were originally traditional farm 
buildings, causes no harm to the rural character of this hamlet. Whilst very 

small, there is a positive contribution made towards the Framework’s general 

aim to boost housing supply. Notwithstanding a small increase in private car 
journeys, the material considerations taken in the round indicate to me that the 

Appeal A proposal is sustainable development and might therefore be allowed 

other than in complete accordance with the development plan.  

14. In the light of the above, the two obligations in Appeal B that restrict 

occupation of Stable Cottage to permanent residential accommodation ancillary 
to Maxted Street Farmhouse, no longer serve a useful purpose. I consider 

therefore that both might reasonably be discharged.    

15. I have considered the other appeals cited by the Council in locations beyond 

this District. However, treating this case on its own merits, these decisions do 

not alter my findings in respect of Stable Cottage. 

Conclusions and condition 

16. Having taken all other matters raised into account, and for the reasons given,  

I conclude that both Appeal A and Appeal B should succeed. In the case of the 

former this is subject to a condition, necessary in the interests of certainty, 
which establishes the plans approved. 

Jonathan Price  

INSPECTOR 

 
3 Appeal Ref: APP/L2250/W/19/3237421 in relation to The Cottage, Fishers Lane, Stelling Minnis, Kent CT4 6BJ. 

https://www.gov.uk/planning-inspectorate


Appendix 3 
  





















































Appendix 4 
  



  

 
https://www.gov.uk/planning-inspectorate 

 
 

 

Appeal Decision 
Site visit made on 24 June 2019 

by R Norman  BA (Hons) MA MRTPI 

an Inspector appointed by the Secretary of State 

Decision date: 15 July 2019 

 

Appeal Ref: APP/J2210/W/18/3216587 

Lynsore Court Cottage, Pett Bottom Road, Lynsore Bottom, Upper Hardres 

CT4 6EE 

• The appeal is made under section 78 of the Town and Country Planning Act 1990 
against a refusal to grant planning permission. 

• The appeal is made by Mr R Sledger against the decision of Canterbury City Council. 
• The application Ref 18/01758, dated 21 August 2018, was refused by notice dated  

25 October 2018. 
• The development proposed is described as outbuilding for holiday accommodation. 
 

 

Decision 

1. The appeal is allowed and planning permission is granted for an outbuilding for 

holiday accommodation at Lynsore Court Cottage, Pett Bottom Road, Lynsore 
Bottom, Upper Hardres CT4 6EE in accordance with the terms of the 

application, Ref 18/01758, dated 21 August 2018, subject to the following 

conditions: 

1) The development hereby permitted shall begin not later than three years 

from the date of this decision. 

2) The development hereby permitted shall be carried out in accordance 

with the following approved plans: Drawing Numbers: 1, 2, 3, 4, 5, 
Proposed Ground Floor Plan, Block Plan and Site Plan. 

3) The use hereby approved shall be for holiday accommodation only and 

shall not be used as a second home or for the sole or main residence of 
any occupiers. No person shall occupy the building for a period exceeding 

six consecutive weeks within any three months. A register of bookings 

shall be maintained at all times and made available for inspection to an 
officer of the local planning authority upon reasonable notification and 

shall be available for a period of twelve months following the first and 

subsequent occupation of the building hereby permitted. 

4) Prior to the first use of the development hereby permitted, an ecological 
management plan shall be submitted to and approved in writing by the 

local planning authority. The plan shall thereafter be implemented in 

accordance with the approved details unless otherwise agreed in writing 
by the local planning authority. 

5) Prior to the first occupation of the development hereby permitted a 

scheme of external lighting shall be submitted to and approved in writing 
by the local planning authority. Any lighting shall be implemented in 

accordance with the approved details. 

https://www.gov.uk/planning-inspectorate
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Procedural Matter 

2. The description of development in the heading above has been taken from the 

planning application form. However, in Part E of the appeal form it is stated 

that the description of development has not changed but, nevertheless, a 

different wording has been entered. Neither of the main parties has provided 
written confirmation that a revised description of development has been 

agreed. Accordingly, I have used the one given on the original application form. 

Main Issues 

3. The main issues are: 

• whether the site is in an appropriate location with regard to access to 

services and facilities and impact on the countryside; and 

• the effect of the development on the landscape context and rural 

character and appearance of the area. 

Reasons 

Appropriation location 

4. The appeal site is located to the rear of an existing dwelling accessed off Pett 

Bottom Road. The access runs beside the dwelling and leads to a stable area 
beyond which the appeal building is sited. Land levels drop significantly from 

the road and the landscape is undulating. The building is of a timber 

construction and is single storey.  

5. The proposed development would convert the existing building into holiday 

accommodation and would involve the recladding of the building, the addition 
of an open sided log store, the infilling of the porch area, alterations to the 

detailing of the building, including the windows and doors, and the introduction 

of a green roof. 

6. The site is in a rural location and is accessed via narrow roads. It is surrounded 

by fields and paddocks and dense landscaping. The site is detached from any 
nearby settlements and there are few facilities and services close by. Policies 

SP1 and SP4 of the Canterbury Local Plan (2017) (Local Plan) seek to direct 

development in the first instance to the identified settlements which are 
capable of accommodating growth. Policy TV7 considers rural tourism and 

states that tourism and recreation based rural diversification will be encouraged 

where they provide jobs for local residents, are of a scale and type appropriate 

to their location and there is no overriding conflict with other policies of the 
Local Plan.  

7. Policy TV8 of the Local Plan specifically considers tourist accommodation, 

including new development for such purposes. It states that these will be 

permitted subject to compliance with a list of criteria. The proposed 

development would comply with parts a, b, c, d and e for reasons which I will 
consider below and in the following section. Policy TV8 also goes on to say that 

where new buildings are used for tourism facilities these should be related to 

an existing settlement and not isolated in the open countryside. This is to 
protect the character and appearance of the area and to reduce the need to 

travel by car.   

https://www.gov.uk/planning-inspectorate
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8. Whilst a new dwelling in this location would not comply with the relevant 

development plan policies, the proposal seeks to use the building as tourist 

accommodation. The Appellant has identified that it could be used by visitors 
wishing to bring horses as they could be stabled in the adjacent stable block 

and kept in the paddock, in order that those staying at the property could 

utilise the surrounding bridleways. The Appellant has identified that there are 

few facilities in the area that offer space for stabling of horses.  

9. As the existing building was constructed without the benefit of planning 
permission, the Council have considered the development as a new building 

within the countryside for the purposes of Policy TV8.  

10. I acknowledge that the building is in an isolated location and an area detached 

from facilities and services, however, I have had regard to the nature of the 

use as holiday accommodation. Accommodation for rural tourism is frequently 
located in remote areas and relies to a significant extent on the use of the 

private car. However, it is often this remoteness and rural location that 

holidaymakers are seeking. It appears that the overarching aim of Policy TV8 is 

to prevent adverse impacts on the character and appearance of the open 
countryside and to reduce the need to travel by car. I will consider the impact 

on the character and appearance of the area in the subsequent section. The 

reliance on the use of a car would be reasonably limited as a result of the 
single unit of accommodation proposed which would be occupied by a limited 

number of visitors at one time.  

11. There are public houses in proximity to the appeal site, which are also in 

remote locations, and the use of the building as holiday accommodation would 

be likely to generate additional visitors to these rural businesses thus 
contributing to their viability to an extent. I agree that this level of economic 

contribution, and the level of jobs created by the proposal would be limited 

from one property but would nevertheless make a small contribution to the 

rural economy in the area.  

12. Consequently, whilst the proposal does not wholly comply with Policies SP1, 
SP4, TV7 and TV8 of the Local Plan, I have had regard to the nature of the 

proposal as rural tourism accommodation, and I find that for the above reasons 

the proposal would be in a suitable location for such a use.  

Landscape and Rural Character and Appearance 

13. The site is located within the Kent Downs AONB and an Area of High Landscape 

Value (AHLV). The approach to the site is heavily framed by trees and 

vegetation and the surroundings present an attractive and undulating 
landscape. The site is in proximity to an area of ancient woodland, Covert 

Wood and a nearby SSSI. A local wildlife site, Quilters Wood, is also close to 

the appeal site. The Framework, in paragraph 172 emphasises the importance 
of conserving and enhancing the landscape and scenic beauty of AONBs. Policy 

LB1 of the Local Plan similarly gives high priority to the conservation and 

enhancement of the AONB.  

14. The building is located to the rear of the existing dwelling and behind a stable 

block. The appeal site, in particular around the building, is surrounded by 
dense and mature trees and hedging. From the road the land levels drop 

significantly down towards the building and from this viewpoint the building is 
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largely screened by the vegetation and stable block. It is mainly from within 

the appeal site itself that the building becomes more apparent.  

15. The building is currently of a timber construction and the proposal involves the 

recladding with an oak weatherboarding finish. It also includes the replacement 

of the existing roof tiles with a green roof, an open sided log store in 
complementary finishes, and a number of alterations to the detailing of the 

building. I find these materials to be suitable within a rural landscape and 

would assist in the assimilation of the building within the landscape. 

16. Consequently, the finished design of the property would result in an attractive 

building that would be appropriate to its rural surroundings. Whilst its 
occupation would give rise to a degree of domestication, as the property would 

be occupied on a short-term holiday let basis it would not have the same 

impacts as a permanently occupied residential dwelling that could result in the 
introduction of outbuildings and other domestic paraphernalia, and the use of 

this building would not result in a proliferation of buildings in the countryside.  

17. For the above reasons I conclude that the proposed use would not be harmful 

to the existing rural character of the surrounding landscape and would preserve 

the natural beauty of the AONB and AHLV. It would therefore comply with 

Policies DBE3, LB1 and LB2 of the Local Plan which seek to protect and 
enhance the landscape character and ensure that the location, scale, design 

and materials of development does not have an adverse impact, amongst other 

things. 

Other Matters 

18. I note the letters of support received, however given my findings above it is 

not necessary for me to conclude on these matters.  

Conditions 

19. I have imposed the standard time limit condition and approved plans condition 

as suggested by the Council as this provides certainty. The Council requested 

no further conditions within their Statement of Case, however I note from their 
delegated report that conditions for a scheme of lighting and an ecological 

management plan were requested by a consultee. I consider both of these 

conditions to be necessary to protect the surrounding landscape and wildlife 
given the site’s location within an AONB and AHLV.  

20. The Appellant has suggested that a condition is imposed restricting the use and 

duration of visits and I consider this to be necessary to secure an appropriate 

tourism use.  

Conclusion 

21. For the reasons given above, and having regard to all matters raised, I 

conclude that the appeal should be allowed. 

R Norman 

INSPECTOR 
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