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Otford Parish Council 

The School House, 21 High Street, Otford, Kent, TN14 5PG 
 

Vestry Estate Study 
 
 
 

Executive summary 

a. The study was established to test the assertion made in the Northern Sevenoaks 
Masterplan that companies currently located on small employment sites in Northern 
Sevenoaks would migrate to the Vestry Estate so that the land thus liberated could be 
used for residential and community development. 

b. There is a significant latent capacity on the Vestry Estate and the Connections Business 
Park without the need to expand their boundaries. 

c. Only some of the companies on the employment areas in Northern Sevenoaks would 
migrate to the Vestry Estate if they were displaced from their current location.  Others 
would make the decision to relocate elsewhere. 

d. The  intensification of the Vestry Estate and the Connections Business Park would be 
sufficient to accommodate those companies wishing to migrate. 

e. An extension of the Vestry Estate to the North would conflict with four of the five criteria 
set out in the Ove Arup Green Belt study and could not be justified under any exception 
circumstances. 

f. It was apparent from our conversations with the companies concerned that this was the 
first they had heard of the proposals in the Masterplan and that they had not been 
interviewed by the consultants employed by Sevenoaks Town Council. 
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1. Introduction 
 
The Northern Sevenoaks Masterplan (NSM) (Sevenoaks Town Council, 2017) has a number 
of implications for Otford including traffic and community services, but the principal concern 
at present is the aspiration to enlarge the Vestry Estate northwards into the Green Belt 
between Sevenoaks and Otford.  Although the current draft of the NSM speaks of a 
preference for accommodating the relocated industry within the existing boundaries of the 
estate, the possibility of enlargement remains on the table. 
 
This is the report of a study carried out by Otford Parish Council (through its Planning 
Committee) in August-October 2017, to examine the supply and future demand in respect of 
the Vestry Estate.  The supply side looked at the unused capacity of the Estate and the 
demand side assessed the needs of those companies who (according to the Masterplan) will 
need to migrate from their current locations round Bat & Ball to other sites including the 
Vestry.  The study was relatively simple but has enabled us examine the assertions made by 
Urban Initiatives Studio and STC that the Vestry can accommodate this influx of immigrants. 
 
The study will:  

 be used to inform OPC Planning  

 be made available to STC and SDC as part of their evidence base for the NSM. 

 contribute to the evidence base for the Otford Neighbourhood Plan which is being 
developed. 

2. The Supply Side: space on the existing Vestry Estate 
 
Although at first sight, there appears to be very little room for more businesses on the Estate, 
closer inspection show that careful redevelopment could yield a large number of units.  This 
has been confirmed in a telephone conversation with Workman Limited, the Company that 
manages the estate on behalf of the owners Blackrock.   Workman had not been consulted 
or even contacted by STC or their consultants.  
 
At any time, a number of the units on the estate are unoccupied creating a continual churn in 
occupation.  In late September, two of the units were empty.  Given that the migration will 
take place over a number of years, it is probable that the effect would be to increase the 
overall occupancy. 
 
For example, as shown in Figures 2 and 3, there is a significant area between units 1-5 and 
the railway line that is currently underused.  If the area currently occupied by the single 
storey Units 1-5 were redeveloped, it would be possible to make better use of the overall 
space.  This has recently been done on the opposite side of the road (see figure 4).  Over the 
coming years it may be in the owner's interests to redevelop this and other areas of the 
Estate. Workman confirmed that the owners of the Estate would probably consider this if 
there was a good business case. 
 
It is not possible to predict how businesses will develop, increase in size - or die - over the 
next 15-20 years.  Some of these changes could have a dramatic impact on the type of 
accommodation required and the employment generated on the Estate.  For example, if the 
space currently occupied by the Go Bus company was used instead for a call centre, the 
same plot would employ a much larger number of people. 
 
It seems unlikely that the owners of the Vestry Estate would move towards more 
warehousing and storage if the current focus on trade outlets and small skilled engineering 
companies remains profitable. 
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Figure 1: EMP1(a) - the Vestry Estate (from SDC, 2015) 

 
Figure 2: Vestry Estate Units1-5 (shown in yellow) 
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Figure 3: Area behind Units 1-5 

 

 
Figure 4: New units on the Vestry Estate 

The Southern end of the Estate, although often considered to 
be part of the Vestry is actually the Connections Business 
Park which is the other side of the Parish boundary, in 
Sevenoaks Town. This area is included in the SDC EMP1(a). 
 
Approximately 3,5620 m2 in this estate is currently unoccupied 
and to let.  
 
We conclude therefore, that there is a significant latent 
capacity on these two estates without the need to expand 
their boundaries. 
 
 
 
 
 
 
 
 
 

Figure 5: Connections Business Park 



Vestry Estate study v2.docx  5 of 11 9 October 2017 

3. The demand side: the existing employment areas 

 
 

Figure 6: Urban Initiatives Studio aspirations for employment areas 

The Northern Sevenoaks Masterplan identified five 'employment areas (see figure 6) in the 
Bat & Ball area that provide a potential for a total of 410 new homes.   

However, there is some inconsistency in the case of Employment Area X (about 1ha) which 
is the former BFI Plastics Site.  While 
this is identified as one of the areas 
that can be taken out of employment 
use and used for residential 
development (yielding perhaps 40-45 
terraced houses) the SDC allocations 
and Development Management Plan 
shows it as an integral part of 
EMP1(a).   

Figure 7: The derelict BPI Plastics building 

This site is currently derelict but an Application for prior notification of proposed demolition 
has been submitted to SDC (17/02985/DEMNOT).  It is intended that the site will be re-
developed to provide a new B1(b), B1(c),B2 & B8 use unit.  A planning application for this is 
imminent following a pre-application submission.  Demolition work is due to start on 16th 
October 2017.  A notice on the site indicates that the developers intend to build new 
warehouse units. 

 
If this development proceeds then it seems unlikely that the land-owner will be enthusiastic 
about relinquishing the new warehouses in favour of the new housing envisaged in the 
Northern Sevenoaks Masterplan. 
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A. The Otford Road site is 
occupied by: 

 Wickes 

 Currys/PC World 

 CarpetRite 
 
 
 
 
 

Figure 8: The Otford Road retail site 

B.  
C. The South-East Water site 

 
A large area of this site is largely derelict but the Northern end is occupied by the South-
East Water pumping station.  While much of the site could be used for residential and 
community development, the cost of relocating the water installation could be 
considerable. 

  
Figure 7: The derelict area at Site C. 

D. The Sevenoaks Business Centre 

The Western end of this site is occupied by Travis Perkins who, it is understood, are 
planning to move elsewhere. 

The remaining, smaller units are occupied by: 

 Regent Electrical 

 DCL/Bahne En Gros (this is mainly used for storage) 

 Electrical Lighting Supplies 

 Plumb Centre 

 Loxal Security Limited 

 Sevenoaks Glazing 

 Unoccupied but a new occupant expected 

 Westgate Credit Ltd (Homebuy) 

 K Gardening Sevenoaks 

 City Electrical Factors 

 
Figure 8: The Sevenoaks Business Centre 
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E. The Bat & Ball site (EMP1(b) 

This large site comprises eight units, two of which are currently unoccupied: 

 Howdens Joinery Company 

 Unoccupied 

 Better Body Group 

 Graham Plumbers Merchant 

 Halfords Autocentre 

 Unoccupied 

 Tech Link (2 units) 
 

 
Figure 9: The Bat & Ball estate 

The end of the site nearest to the Otford Road was previously occupied by Howden's Joinery 
who have now relocated to Unit 1 of the main estate.  The large warehouse behind Howdens 
was occupied by UFC Aerospace Europe Limited who have recently moved to Essex.  The 
building now stands empty. 
 
All of the companies were contacted by letter explaining the purpose of the study and asking 
them to complete a short questionnaire (see Appendix A).  The response was disappointing: 
on one reply (from a company on the Bat & Ball site) was received.  This indicated that the 
company would probably wish to relocated to the Vestry Estate. 
 
The companies were then contacted by telephone and the outcomes of these calls were 
more enlightening.  In the case of National companies, they indicated that the decisions 
about location were made by head office and were based on the perceived needs of their 
potential customers, as well as the costs of the location.  In these case, if they were required 
to move, they might well move away from the Sevenoaks area to elsewhere in the District or 
into another district.  Relocating onto the Vestry Estate would be just one of the options. 
 
They also had no recollection of being consulted or contacted by STC or their consultants. 
 
It seems likely that since: 

 Only some of the companies would migrate to the Vestry Estate if they were 
displaced from their current location. 

 The Vestry Estate and Connections Business Park could provide additional space 
through planned redevelopment; and 

 This migration would take place over a period of some years, 
We can conclude that intensification of these areas would be sufficient to accommodate 
those companies wishing to migrate. 



Vestry Estate study v2.docx  8 of 11 9 October 2017 

4. The Sevenoaks District Plan 

We note that the Sevenoaks District Plan (2017b) sets out that: 
"Options for finding additional employment land include intensifying uses and small 
expansions of existing employment areas. In total about 11 hectares of new employment 
land needs be identified, 7 hectares of which is to be for offices. New land and premises will 
need to be attractive to both inward investment and cater for the growth and expansion plans 
of local businesses (p7)." 
 
Section 8.9 of the Issues and options consultation document states: 
"Options for finding additional employment land include intensifying uses and small 
expansions of existing employment areas. In total about 11 hectares of new employment 
land needs be identified, 7 hectares of which is to be for offices. Newland and premises will 
need to be attractive to both inward investment and cater for the growth and expansion plans 
of local businesses."  
 
The effect of the Northern Sevenoaks Masterplan would be to remove a significant area of 
employment land in that immediate area and would seem to be at variance with the draft 
District Plan.  The District plan also make a link between retail outlets and housing 
requirements (§ 9.4). 

5. Extending the Vestry Estate 
 
The proposal in the early draft of the Northern Sevenoaks Masterplan that the Vestry Estate 
could be extended to the North on Green Belt land has now been dropped.  The Ove Arup 
report (Sevenoaks District Council, 2017a) stated: 
 
"If a development conflicts with any one of the following criteria it will be refused unless the 
developer can demonstrate "special circumstances" 
 

1. To check against unrestricted sprawl of large built-up areas; 
2. To prevent neighbouring towns merging into one another; 
3. To assist in safeguarding the countryside from encroachment; 
4. To preserve the setting and special character of historic towns; and 
5. To assist in urban regeneration, by encouraging the recycling of derelict and other 

urban land’. 
 

The Green Belt between Sevenoaks and Otford meets all of these criteria: the Northern 
development of the Vestry Estate would conflict with the first four and would be vigorously 
resisted. 
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Appendix A: Letter to companies 
 

Dear Sir, 
 
You are probably aware of the draft Northern Sevenoaks Masterplan (which can be found at 
http://stnp.co.uk/northernmasterplan).  If you have had the opportunity to read the document 
you will see that the whole of the area around Bat & Ball is to be redeveloped for residential 
and community use. To accommodate this, the plan proposes that, over the next 15-20 
years,  the existing employment sites in Bat & Ball Road, Cramptons Road and The Moor 
Road should migrate elsewhere.  It was initially suggested that businesses such as yours 
should migrate onto the Vestry Estate. 
 
The Vestry Estate lies in the Parish of Otford and the Parish Council is conducting a study to 
examine the impact of this migration on the Estate.  Clearly, trying to predict what might 
happen 15-20 years into the future is an inexact process but it would be a great help to the 
Council's planning if you give us some indication of whether you might wish to migrate to the 
existing Vestry Estate and how much space (in terms of buildings and parking) you think you 
might require. Please note that there are no plans to increase the size of the Vestry Estate: 
although these were included in the early drafts of the plan, they have been removed by 
Sevenoaks Town Council. 
 
To help you, I have enclosed a simple form for you to complete and return to me at the 
address shown at the head of this letter.  If you wish to include your email address then we 
will be happy to send you a copy of our findings when they are published.  Please will you 
return the form by 15th September.  If you would like more information about this study, then 
please contact me at nick.rushby@btinternet.com or on 07968 721 958. 
 
Thank you very much for your help. 
 
 
Yours faithfully, 
 
 
 
 
Sharon Palmer 
Clerk, Otford Parish Council 
  

http://stnp.co.uk/northernmasterplan
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OTFORD PARISH COUNCIL 
Heritage Village 

 
Clerk: Mrs S Palmer 

The School House, 21, High Street, Otford, Sevenoaks, Kent TN14 5PG 
Telephone/answerphone: 01959 524808 Fax: 01959 525298 

Office hours 8.30 to 12.30 Monday to Friday 
Email: clerk@otfordpc.co.uk 

 

Vestry Estate planning study 
 
 

Company name  

 
When the redevelopment in Northern Sevenoaks takes place, how likely are you to migrate 
to new premises on the existing Vestry Estate? 

Very unlikely Rather unlikely Possibly Very probably 

   

 

 
Your premises now. 
 

What floor area are you currently using? Sq metres 

How may car parking spaces do you have?  

Do you park HGVs on site?  

 
And looking to the future... 
. 

What floor area will you need? Sq metres 

How many car parking spaces will you need?  

Will you be parking HGVs on site?  

 
 
Any other comments you may have: 

 
 
 
 
 
 

 

 

 

If you would like to receive a copy of 
the study when it is published, then 
please give your email address here: 

 

 
 
Now please return this completed form by 15th September 2017 to:  
Otford Parish Council,  The School House, 21, High Street, Otford, Sevenoaks, Kent TN14 
5PG  f.a.o. Sharon Palmer 
 
 
Thank you for your help in completing this survey. 


