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1. Introduction and Preliminary Issues 

 

1.1 This report is submitted on behalf of Mr Demetrious Michael of Eden Prestige Sales Ltd.   This 

business operates from the application site, Leydens Farm, Lydens Lane TN8 7EP.  

 

1.2 An Enforcement Notice (EN) was issued by the local planning authority (LPA) Sevenoaks 

District Council on the 28th January 2021. The EN requires the demolition of an office building, 

as identified within the accompanying plan, and removal of all resultant materials.  

 

1.3 A planning appeal on Ground (a) that planning permission should be granted was lodged on 

16th March 2021. This appeal and this application propose the retention of the building the 

subject of the EN, and the demolition of another building of a similar size.  

 

1.4 The following documents were produced in relation to the Ground (a) appeal: 

 

Title  Note 

Location plan Shows the whole of the planning unit 

Block Plan of the site Identifying the relevant buildings 

Existing former pool / office room floor and 

elevations plan of that proposed to be 

demolished  

Location annotated red on the block plan 

The replacement office building subject of 

the EN and proposed to be retained floor 

and elevations plan 

The office the subject of the EN, location 

annotated green on the block plan. 

A draft S.106 Unilateral Obligation To be completed by Barclays Bank as there is a 

charge on the property.  

A fully executed copy will be produced before the 

Statutory Determination date.  

 

1.5 These documents are also produced with this current planning application.  
 

1.6 In the event that agreement can be reached through this planning application process and a 
permission is issued, the EN appeal will be withdrawn on the grant of consent.  Subject to 
compliance with any planning conditions, the EN will then cease to have any effect. 
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1.7 It should be noted that the investigation by the LPA into the office building the subject of the 

EN and this application was instigated as a result of an internal officer review of aerial photos, 

rather than as a result of a complaint by a member of the public.  

 

1.8 Although no formal pre-application process has been undertaken, the applicant advises that 

he did discuss the proposed replacement of the former pool room /office building with a local 

authority planning officer at an open day and was advised that as long as it was not larger, and 

sympathetic material such as wood cladding was used this would most likely be acceptable. 

 

1.9 Following communications from the LPA in 2020 the applicant and his representatives had 

various communications with LPA officer leading up to the issues of the EN. 

 

1.10 As indicated in the Officer delegated report (copy in Appendix 1) the commercial vehicle trade 

and repair uses being undertaken on site were known to the LPA in 2017.  

 

1.11 A Lawful Development Certificate application was submitted in 2017 (ref 17/03335) for use as 

a car sales and repair business. This application was accompanied by statutory declarations 

from the appellant and others with first-hand knowledge of the property. It appears that the 

application was not validated, so it was not determined by the LPA.   

 

1.12 The enforcement investigation case that prompted the above LDC application was closed by 

the LPA in 2017 on the basis that the car sales, storage, and repair uses had existed for in 

excess of 10 years at that time.   

 

1.13 This background of a lawful mix of use including residential, equestrian, and commercial 

vehicle trade and repair uses on the appeal site is noted in the delegated officer report. 
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2. The Application Site and Surroundings 

 

2.1 The appeal site is located within the Sevenoaks District Council jurisdiction, outside any 

settlement and within the High Weald Area of Outstanding Natural Beauty (AONB) and Green 

Belt (GB).  

 

2.2 The application site is part of the applicant’s land holding of approximately 8 ha that is mainly 

laid to paddocks, with a core area of buildings set some 200m south of the public highway, 

with access via the gates and a private driveway. 

 

2.3 The core area comprises a mix of buildings, many of which have a longstanding commercial 

use connected with the motor trade, including car sales, storage, and repairs. There are also   

a number of buildings lawfully occupied as dwellings.  

 

2.4 A block of 10 stables located on the eastern edge of the core area remains in equestrian use, 

along with a horse exerciser, the sand schools, and paddocks. The equestrian activities are 

now for the personal use of the occupants of the property only, the former commercial use as 

a livery, training and schooling facility that was acknowledged as lawful by the LPA in 2015 has 

ceased.   

 

2.5 The application seeks to retain the more recently built timber office building which is located 

at the southern edge of this core group of buildings. The building measures 20.0m by 7.55m 

externally (floor area 151 m2).  

 

2.6 Due to the topography of the land, there has been some cut and fill to provide a level siting 

for the timber building. The south side of the building is therefore set below natural ground 

level. The building height from the natural ground level on this side is 2.5m to the eaves and 

3.88m to the ridge.   

 

2.7 The base on which the timber building sits is 0.6m above natural ground level at the front of 

the building (north) as shown in the plan extract and photos that follow:  
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Plan extract. 

  

Photo 1: Replacement Office Building North Elevation (front) 

 

Photo 2: East Elevation 
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Photo 3: West Elevation 

 

 

Photo 4: South Elevation  

 

2.8 The paddock land to the south of the appeal building rises up to the crest of a hill with a hedge 

line and trees approximately 118m away from the rear elevation.  The new office building sits 

well below this crest and is not visible from public vantage point.  

 

2.9 To the west of the core of buildings and the residential bungalow there is a former swimming 

pool building that was used from 2009 until recently as an office for the car sales and repair 

business.  This building is coloured red on the Block Plan extract below, a full copy produced 

with the application documents. This building is a brick built permanent structure that has 
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been in situ for many years, it is visible in publicly available aerial photos dated 1980. The 

building the subject of the application for retention is coloured green.  

 

 

 

2.10 Externally this building measures 17.33m by 9.45m with an attached plant room measuring.  

The total footprint of the building is 166.35 m2. The ridge height from ground level is 3.8m.  

 

 

Photo 5: Former Pool Building South and West Elevations  
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Photo 6: Former Pool Building North and West Elevation 

 

 

Photo 7: Former Pool Building North and East Elevation 

 

 

2.11 In addition to the above ground volume the internal excavated volume of the pool remains, 

this had been boarded over in the period when the building was in use as an office. The 

interior of the building been stripped out in preparation for demolition, it is intended to infill 

the pool and resume the use of this area as part of the garden to the house.   
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Photo 8: Former Pool Building Interior Including Volume of Pool 
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3. Planning Policy 

 

3.1 S.38(6) of the Planning and Compulsory Purchase Act 2004 requires decisions to be made in 

accordance with the development plan unless material considerations indicate otherwise. 

 

3.2 The National Planning Policy Framework (NPPF) is also a material consideration. Where 

development plans policies are silent or out of date this takes precedence.  Relevant 

considerations include: 

Para / 

Section 

Summary / extracts of relevant parts 

Section 2  Achieving sustainable development 

8 Definition of sustainable development: economic; social and environmental  

Section 3  Building a strong, competitive economy 

80 Planning policies and decisions should help create the conditions in which 

businesses can invest, expand and adapt. Significant weight should be 

placed on the need to support economic growth and productivity, taking 

into account both local business needs and wider opportunities for 

development. 

83 Supporting a prosperous rural economy:  

(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; 

Section 11 Making effective use of land 

117 Effective use of land: Strategic policies should set out a clear strategy for 

accommodating objectively assessed needs, in a way that makes as much 

use as possible of previously-developed or ‘brownfield’ land 

Section 13 Green Belts 

145 Exclusions from the definition of inappropriate development: 

(d) the replacement of a building, provided the new building is in the same 

use and not materially larger than the one it replaces; 

(g) limited infilling or the partial or complete redevelopment of previously 

developed land, whether redundant or in continuing use (excluding 

temporary buildings), 
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Annex 2: 

Glossary 

Definition of Previously Developed Land 

Land which is or was occupied by a permanent structure, including the 

curtilage of the developed land (although it should not be assumed that the 

whole of the curtilage should be developed) and any associated fixed 

surface infrastructure. This excludes: land that is or was last occupied by 

agricultural or forestry buildings; land that has been developed for minerals 

extraction or waste disposal by landfill, where provision for restoration has 

been made through development management procedures; land in built-up 

areas such as residential gardens, parks, recreation grounds and allotments; 

and land that was previously developed but where the remains of the 

permanent structure or fixed surface structure have blended into the 

landscape. 

 

3.3 The development plan for the area is comprised of: 

Sevenoaks Core Strategy (SCS) Adopted February 2011 

Sevenoaks Allocations and Development Management Plan 

(SADMP) 

Adopted February 2015 

 

 

3.4 Development Plan Policies of relevance to this application include: 

 

Policy Title Summary / extracts 

LO1 

SCS 

Distribution of 

Development 

Development will be focused within the built confines of 

existing settlements…. 

 

In other locations priority will be given to protecting the 

rural character of the District. 

 

Development will only take place where it is compatible 

with policies for protecting the Green Belt and the High 

Weald and Kent Downs Areas of Outstanding Natural 

Beauty, where relevant. 
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LO8 

SCS 

The Countryside 

and the Rural 

Economy  

The countryside will be conserved and the distinctive 

features that contribute to the special character of its 

landscape and its biodiversity will be protected and 

enhanced where possible. The distinctive character of 

the Kent Downs and High Weald Areas of Outstanding 

Natural Beauty and their settings, will be conserved and 

enhanced. 

 

Particular regard will be given to the condition and 

sensitivity of the landscape character and securing the 

recommended landscape actions in the proposed SPD to 

ensure that all development conserves and enhances 

local landscape character and that appropriate 

mitigation is provided where damage to local character 

cannot be avoided. 

 

Development that supports the maintenance and 

diversification of the rural economy, including 

development for agriculture, forestry, small scale 

business development and rural tourism projects, and 

the vitality of local communities will be supported 

provided it is compatible with policies for protecting the 

Green Belt, the Kent Downs and High Weald Areas of 

Outstanding Natural Beauty conserves and enhances the 

value and character of the District’s woodland and the 

landscape character of other rural parts of the District 

and that it takes account of infrastructure requirements. 

SP8 

SCS 

Economic 

Development 

and Land for 

Business 

The sustainable development of the District’s economy 

will be supported by: 

a. the retention, intensification and regeneration of 

existing business areas primarily at Sevenoaks, Swanley, 

and Edenbridge and Major Developed Sites in rural 

areas, subject to Green Belt policy. 
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Sites used for business purposes will be retained in 

business use unless it can be demonstrated that there is 

no reasonable prospect of their take up or continued use 

for business purposes during the Core Strategy period. 

Redevelopment for mixed use of business sites in urban 

areas may exceptionally be permitted where such 

development would facilitate the regeneration of the 

site to more effectively meet the needs of modern 

business, where the employment capacity of the site, 

represented by the commercial floorspace, is maintained 

and where a mixed use development would represent a 

sustainable approach consistent with the general 

distribution of development.  

EN1 

(SADMP) 

Design 

Principles  

Criteria based approach to high quality design.  

a) the form of the proposed development would respond 

to the scale, height, materials and site coverage of the 

area; 

b) the layout of the proposed development would 

respect the topography and character of the site and the 

surrounding area and sensitively incorporate natural 

features such as trees, hedges and ponds within the site; 

c) the proposal would not result in the loss of buildings, 

open spaces or green infrastructure that would have an 

unacceptable impact on the character of the area;……. 

EN5 

(SADMP) 

Landscape The Kent Downs and High Weald Areas of Outstanding 

Natural Beauty and their settings will be given the 

highest status of protection in relation to landscape and 

scenic beauty. 

 

Proposals within the AONB will be permitted where the 

form, scale, materials, and design would conserve and 

enhance the character of the landscape and have regard 

to the relevant Management Plan and associated 

guidance. 
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Proposals that affect the landscape throughout the 

District will be permitted where they would: 

a) conserve the character of the landscape, including 

areas of tranquillity; and 

b) where feasible help secure enhancements in 

accordance with landscape actions in accordance with 

the Sevenoaks Countryside Assessment SPD. 

GB9 

(SADMP) 

Replacement of 

a Non-

residential 

Building in the 

Green Belt 

Proposals to replace an existing non-residential building 

within the Green Belt which would meet the following 

criteria will be permitted: 

a) the existing building is lawful and permanent in 

nature; 

b) the design and volume of the proposed replacement 

building would not be materially larger than the 'original' 

building and would not materially harm the openness of 

the Green Belt through excessive scale, bulk or visual 

intrusion; and 

c) the replacement building would be within the same 

use as the building to be demolished 

EMP5 

(SADMP) 

Non-allocated 

Employment 

Sites 

When considering proposals for the creation or loss of 

business uses on unallocated sites, the Council will 

assess the impact of the proposals on the environment, 

local economy and the local community. 

 

For new proposals the Council will also consider the 

impact on the transport network and ensure there is no 

harm to surrounding uses, including nature conservation 

areas. 

 

Proposals for mixed use redevelopment on existing 

unallocated business sites will be permitted providing 

the proposal includes a significant element of business 

use and the proposal complies with all other relevant 
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planning policies. 

 

The Council will permit the loss of non-allocated lawful 

business premises and sites to other uses provided it can 

be demonstrated, to the satisfaction of the Council, that 

the site has been unsuccessfully marketed for re-use in 

employment for a period of at least 6 months and that 

there is no reasonable prospect of their take up or 

continued use for business use at the site/premises in 

the longer term. 

 

 

3.5 The Development in the Countryside Supplementary Planning Document’ (adopted February 

2015) (GBSPD) is relevant to the assessment in particular chapters: 

6. Non Residential Extensions, Replacement Buildings and Redevelopments, and 

7. Previously Developed Brownfield Site Redevelopment 

 

3.6 In addition, the High Weald AONB Management Plan 2019-2024 (HWMP) is a material 

consideration. The defining characteristics of the AONB are assessed as:  

1. Geology, landform and water systems – a deeply incised, ridged and faulted landform of 

clays and sandstone with numerous gill streams.  

2. Settlement – dispersed historic settlement including high densities of isolated farmsteads 

and late Medieval villages founded on trade and non-agricultural rural industries. 

3. Routeways – a dense network of historic routeways (now roads, tracks and paths). 

4. Woodland – abundance of ancient woodland, highly interconnected and in smallholdings.  

5. Field and Heath – small, irregular and productive fields, bounded by hedgerows and 

woods, and typically used for livestock grazing; with distinctive zones of lowland heaths, and 

inned river valleys 

 

3.7 Other material considerations include the lawful use of the site for the car trade and repair 

business as accepted by the LPA in 2017 and confirmed in the EN delegated report, and the 

proposed S.106 Unilateral Obligation which on the grant of planning permission would require 

the Appellant to remove the former pool building within 6 months. This was not before the 
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LPA at the time the decision was made to issue the EN and did not therefore form part of the 

planning assessment.  
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4. Planning Considerations 

 

4.1 The application site is located in the Green Belt and an AONB.  

 

4.2 The LPA states in the EN that the building the subject of this application causes harm to the 

openness of the Green Belt and by virtue of being defined as ‘inappropriate development’. 

The EN officer report refers to the introduction of increased built form through its bulk and 

scale into the Green Belt.  

 

4.3 The proposed demolition of the pool room / office was not before the LPA when it made the 

assessment, but it does form a major part of the ground (a) appeal and this application. 

 

4.4 The main issues for consideration are: 

 

(i) The Principle of Development including Green Belt considerations.  

(ii) Impacts on the AONB 

(iii) Impacts on the Business and Employment  

 

The Principle of Development and Green Belt: 

 

4.5 Para 134 of the NPPF sets out the purposes for including land in the GB as follows: 

(a) to check the unrestricted sprawl of large built-up areas; 

(b) to prevent neighbouring towns merging into one another; 

(c) to assist in safeguarding the countryside from encroachment; 

(d) to preserve the setting and special character of historic towns; and 

(e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban 

land. 

 

4.6 Para 145 advises that a local planning authority should regard the construction of new 

buildings as inappropriate in the Green Belt. Exceptions to this include: 

(d) the replacement of a building, provided the new building is in the same use and not     

materially larger than the one it replaces; and 
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(g) limited infilling or the partial or complete redevelopment of previously developed land, 

whether redundant or in continuing use (excluding temporary buildings), which would: 

 not have a greater impact on the openness of the Green Belt than the existing 

development; 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. 

 

Appropriate Development 

4.7 This application is based on the applicant’s intention to demolish an existing building, that was 

used as offices in connection with the car trade business from 2009, until the occupation of 

the replacement office building which it is proposed to retain.  

 

4.8 The proposal is therefore to replace a building in the same use within the lawful mixed use 

planning unit. The location of the relevant buildings is shown in the block plan an extract of 

which is shown at 2.9 of this report.   

 

4.9 It was accepted by the LPA in 2017 that the car trade and repair business had been 

established in excess of 10 years before their enforcement investigation, it was actually 

commenced in 2003.  

 

4.10 In 2015 it was also accepted by the LPA that a commercial equestrian business had operated 

on the site for many years.  

 

4.11 These lawful commercial uses are referred to in the LPAs delegated enforcement report which 

was produced with the appeal documents.  

 

4.12 As no part of the property has been used for agricultural purposes for many years the built 

development and curtilages in the developed area of the site including the buildings used for 

the car related business come within the NPPF Annexe 2 definition of Previously Developed 

Land (PDL).  

 

4.13 At paragraph 7.3 of the LPAs GB SPD it is stated that in assessing the Green Belt impacts of 

replacement of non-residential buildings the following issues are material: 
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The building should: 

a. have no greater impact than the existing development on the openness of the 

Green Belt and the purposes of including land in it, and where possible have less; 

b. not exceed the height of the existing buildings; and 

c. not occupy a larger area of the site than the existing buildings. 

 

4.14 Requirement (c) is expanded on at paragraph 7.4 to explain that the most relevant assessment 

is the aggregate ground floor area of the existing buildings (the "footprint"), excluding 

temporary buildings, open spaces with direct external access between wings of a building, and 

areas of hardstanding.     

 

4.15 A comparison of the measurements of the proposed retained replacement office building and 

the former pool / office building to be demolished is provided below: 

 

 Former Pool 

Room / office 

New Office 

 

Difference  

Building footprint  166.35 m2 151 m2 -9.5% 

Max height to ridge 

(from highest ground 

level) 

3.8 m 3.88m +0.08m 

 

4.16 In terms of impacts in openness, there is a decrease in the footprint and a de minimis increase 

in the ridge height.   

 

4.17 An assessment of the volumes of development is not included as a requirement in the GB SPD, 

but it is also a useful indicator: 

 

 Former Pool Room 

/Office Including the 

Below Ground 

Volume of Pool 

New Office 

Including cut and fill 

volumes 

Difference  

Volume 591.8 m3 629m 3 + 6.2 % 
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4.18 The total volume of the former pool /office room as been calculated on the basis that the pool 

has an estimated volume of 75 m3 in addition to the above ground volume of the building. 

Taking all calculations into account the difference between the buildings is negligible overall. 

However, as an assessment of impacts is not just a numerical exercise the buildings must also 

be assessed in the context of location and siting.  

 

4.19 The cut and fill operation to provide a level siting for the replacement office building, the 

below ground level of which is included in the volume calculation, has in effect negated any 

impacts of the height of the building on the openness of the Green Belt and is an improved 

scenario on openness over the building to be demolished which is set above ground level, and 

in a more open / exposed part of the site.   

 

4.20 Green Belt ‘openness’ will be restored in an area of the site following the demolition of the 

former pool / office building. This will compensate for the revised siting of the replacement 

building which will also work better functionally for the business as it is closer to the main car 

related activity in the core area of the buildings. The commercial car related activities will 

become more consolidated in the core area.  

 

4.21 The proposed retained office building is also subservient in scale to the group of core buildings 

and sits well in this context.  

 

4.22 It is concluded that the proposed retention of the building the subject of this application and 

the current EN appeal as a replacement for the former pool / office building would have no 

greater impacts on the purposes for including the land in the Green Belt or openness, and as 

such it would comply with the provisions of NPPF 145 (d) and adopted development plan 

policy GB9 and as such would not comprise inappropriate development. 

 

Very Special Circumstances 

4.23 If the principle of appropriate development in accordance with NPPF para 145 as set out 

above is not accepted, then the following matters comprise ‘very special circumstances’ that 

in combination clearly outweigh any harm to the Green Belt by reason of inappropriateness, 

or perceived harm to openness in accordance with paragraph 143 of the NPPF.  
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4.24 The site is in a lawful mixed use which includes the commercial car sales and repair uses. No 

part of the property is in agricultural use, and as such the core area of buildings and hard 

surfaces fall within the definition of previously developed land (PDL). 

 

4.25 The business deals mainly in high value cars and requires suitable office accommodation to 

meet with clients (by appointment only) and to service the needs of the business. The loss of 

the office space would have a detrimental impact on the business which is a local employer.  

 

4.26 Excluding Mr Michael, the director of the Appellant company, currently there are 5 FTE staff 

employed in the car sales and administration element of the business, who are based in the 

replacement office building the subject of the EN, and 9 self-employed persons who operate 

in the vehicle workshops.  

 

4.27 The proposal is for the retention of the EN building as a replacement for a building of an 

equivalent size that was previously used for office use (the former pool / office room) and as 

such the retention will maintain the status quo rather than an increase in floor area or staff.   

 

4.28 It would not be viable to revert to the use of the former pool room / office as an alternative 

for functional reasons due to the building’s proximity to the main house away from the main 

car related business area of the property, and the significant investment in the works that 

would be required to improve the building to provide a safe and energy efficient workspace. 

The loss of the EN building would therefore result in a reduction in the useable business floor 

space and therefore the number of staff employed.   

 

4.29 The appellant is offering a S.106 Unilateral Undertaking which will obligate him to remove an 

equivalent sized building from the property. Alternatively, as the demolition is part of the 

planning proposal this could be required by a planning condition.   

 

4.30 These matters were not considered in the LPA’s assessment when making the decision to 

issue the EN. The alleged harmful impacts on openness will be compensated for by the 

removal of a similar sized building in a more exposed part of the site. The retention of the 

building as proposed which will enable continued employment opportunities in the local 

economy and these matters amount to ‘very special circumstances that clearly outweigh any 

harm to the Green Belt by reason of inappropriateness.  
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Impact on the AONB 

 

4.31 The LPA did not specify in the reasons for the issue of the EN or in the delegated EN officer 

report precisely what harm the building the subject of the EN was purported to cause to the 

landscape character of scenic beauty of the High Weald AONB.  

 

4.32 It is considered that in view of the location of the EN building within the site the proposed 

retention will have negligible impacts on the landscape character of the AONB.  The structure 

is screened from wider view by the topography of the land which rises to the south, and by 

the existing group of buildings to the north.  There are no views from the highway or public 

vantage point.    

 

4.33 The enhancements to the landscape character of the AONB will be achieved by the removal of 

the brick built former pool/ office building. This building is of an equivalent size to the one it is 

proposed to retain but as it is located to the west and beyond the core group of buildings it is 

in a more prominent part of the site.   

 

4.34 The High Weald AONB Management Plan provides no guidance on the use of materials for 

built development in the areas outside settlements.   However, the natural wood exterior of 

the EN building and the mass and bulk of the structure is typical of that used for agricultural 

buildings, such as chicken sheds and animal shelters, in the countryside and the AONB. The 

retained building will be read in the landscape as part of the core group of buildings. It is 

therefore concluded that the design of the building is acceptable. 

 
4.35 This design also accords with the general principles on scale height mass and materials, and 

response to the topography of the area as set out in development plan policy EN1.  

 

Impacts on the Business and Employment  

 

4.36 Paragraph 80 of the NPPF states ‘Planning policies and decisions should help create the 

conditions in which businesses can invest, expand and adapt. Significant weight should be 
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placed on the need to support economic growth and productivity, taking into account both 

local business needs and wider opportunities for development.’ 

 

4.37 The impact of the loss of the building on the lawful business use did not form part of the LPAs 

planning appraisal prior to issuing the EN.  

 
4.38 The site is an established lawful non-allocated employment site. Development plan policy 

EMP5 protects non-allocated employment sites from loss, which is only permitted in the event 

that an unsuccessful 6 month period of marketing can be demonstrated.  

 

4.39 In these uncertain economic times support to the established business to ensure protection of 

employment is critical to the local and national economy. The loss of the EN building would 

have harmful impacts on the business and most likely result in a loss of employment contrary 

to the aims of policy EMP5.  
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5. Conclusion  

 

5.1 In conclusion Leydens Farm has a long established lawful mix of uses including car sales, 

trading, and repairs. This is not disputed by the LPA who have been aware of the uses for 

some years and never pursued enforcement action.   

 

5.2 This application and the current ground (a) appeal propose the retention of the office building 

the subject of the EN as a replacement for the former pool room / office that was last used as 

offices for the existing and related business. The floor area and scale of these buildings are 

commensurate with each other.  

 

5.3 The location of the EN building has less of an impact on the open character of the Green Belt 

and the landscape character of the AONB than the building it is proposed to demolish.  As 

such, subject to the removal of the former pool / officer building which can be secured by the 

S.106 Unilateral Undertaking or a planning condition, the proposal accords with the NPPF, and 

development plan policies L08, EN5 and GB9. 

 

5.4 If the retention of the building is not accepted as appropriate development as a replacement 

building pursuant to paragraph 145 (d) of the NPPF, it is concluded that the reduced impacts 

on the openness of the Green Belt by the consolidation of the car related uses into the core 

area of the site and the demolition of the former pool / office building together with the 

retention of employment in the current economic climate are ‘very special circumstances’ that 

on balance clearly outweigh any harm by reason of inappropriateness.  

 
5.5 On the issue of employment the advice at paragraph 80 of the NPPF confirms that significant 

weight should be placed on the need to support economic growth and productivity, taking 

into account both local business needs and wider opportunities for development and the 

protection afforded to non-allocated employment sites as set out in policy EMP5, supports the 

ground (a) appeal proposal. 

 

5.6 It is therefore requested that planning permission be granted for the retention of the EN 

building, subject to the terms of the S.106 Unilateral Undertaking and any necessary planning 

conditions that meet the relevant tests.   
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List of Appendices:   
 

1. Delegated Officer Enforcement Report  

2. Development Plan Policies Document containing:  

LO1: Distribution of Development 

LO8: The Countryside and Rural Economy 

SP8: Economic Development and Land for Business 

EN1: Design Principles 

EN5: Landscape 

GB9: Replacement of non Residential Building in the Green Belt 

EMP5: Non Allocated Employment Sites 

Sections 6 &7 of the Green Belt SPD 

 

 

 


