
 
 
 
 
 
 

 
 
 
10th September 2021 
 
 
Director of Planning 
Sevenoaks District Council 
Planning Department 
Council Offices 
Argyle Road 
Sevenoaks     Our Ref: JEA/DS.7467 
Kent   
TN13 1HG 
 
 
 
 
Dear Sir 
 
Town and Country Planning Act 1990 (as amended) 
Revised proposals (SE/16/02600) re. construction of new dwelling at 
Cliftons Farm, Main Road, Knockholt, Kent TN14 7NT  
Planning Statement 
 
We act on behalf of Mr and Mrs I Ibrahim, the owner of the above site. 
 
Council records will reveal that planning permission was granted on 20th October 2016 under 
reference SE/16/02600/FUL for the demolition of existing buildings on the site and the 
construction of a new dwelling.  
 
Pre-commencement conditions associated with the consent have subsequently been discharged, 
namely conditions 3, 4, 6, 7 and 10 to enable the consent to be implemented.  Such 
implementation of the planning permission has been instigated by way of the demolition of the 
large barn required to be demolished as part of the consent in association with other excavation 
works, thereby constituting a material commencement of development. 
 
In noting the planning permission had been implemented and the works were lawful, the Council 
issued a Certificate of Lawfulness of Existing Use or Development under reference 
19/01864/LDCEX on 19th August 2019.  As a result, the planning permission under reference 
SE/16/02600/FUL remains extant.  
 
Our clients have purchased the site from the previous owner who secured the planning 
permission referred to above.  Unfortunately, following careful review of the consented scheme it 
is apparent that there are a number of significant problems associated with the approved 
development.  These arise specifically in relation to the depth of the new building which gives rise 
to issues in respect of securing sufficient natural light and ventilation to serve the 
accommodation and ensuring it offers an appropriate living environment.  Our clients have 
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therefore commissioned architects to re-appraise these proposals with a view to resolving the 
issues associated with the accommodation.   
 
As a result, a revised scheme was prepared to address the concerns outlined and pre-application 
consultations were undertaken with the Council under reference PA/21/00078.  Positive feedback 
was secured under cover of the Council’s pre-application response dated 8th April 2021.  In order 
to ensure that the proposals will now be received favourably by the Council under a formal 
application submission, the scheme has been further re-considered and matters raised by the 
Officer under the pre-application response have been fully addressed.   
 
A planning application is accordingly now presented, accompanied by a site location plan, 
elevation and layout drawings and a Design and Access Statement.  In addition, the application is 
supported by an Energy Statement, Preliminary Ecological Survey and Arboricultural Method 
Statement with associated arboricultural details.  A CIL requisition of information form has also 
been completed.  
  
In support of the revised scheme the Applicants identify the following detail as of relevance in the 
determination of the proposals: -  
 
 
1. The site is located on the north side of Main Road, Knockholt and is accessed by an unmade 

private track which spurs off a driveway which also serves other residential properties.  The 
central area of the land was formerly occupied by two extensive sized barns, known as Barn A 
which stood on the south western side of the site, and Barn B which was attached to this 
building and stood to its north and extended to the east. The site sits within a wooded setting 
with very limited vistas being capable of being achieved of the land formerly occupied by 
buildings. 

 
2. The site lies within the Green Belt and is the subject of a Tree Preservation Order under 

TPO/80/21/SDC. 
 
3. Barn A was the subject of a Prior Notification for change of use from agricultural use to 

dwelling which was granted under reference 14/02838/PAC on 28th October 2014.  A Lawful 
Development Certificate of Proposed Development in relation to its conversion to a residential 
dwelling in accordance with the plans approved and conditions imposed on the Prior 
Notification application (14/02838/PAC) was granted under reference SE/14/03666/LDCPR on 
3rd February 2015.   The proposals related to the provision of a 4 bedroom two storey 
dwelling with three bathrooms, four receptions rooms and a ground floor WC.   

 
4. There have been a number of applications associated with Barn B including various consents 

for its use for the storage of historic and vintage vehicles. 
 
5. Planning permission 16/02600/FUL as referenced above was addressed in the context of the 

NPPF, Sevenoaks Core Strategy 2011 the Allocations and Development Management Plan 
2015, the Development in the Green Belt Supplementary Planning Document, the Sevenoaks 
Countryside Character Assessment, and the Affordable Housing SPD. 

 
6. In appraising the proposals (16/02600/FUL), the Officer’s report helpfully set out details of 

the existing (at that time) barns in terms of their lawful uses and heights.  Whilst the 
Applicant had claimed that the residential conversion of Barn A had been implemented, the 
Officer concluded that this building remained in agricultural use.  As such the construction of 
a new building on the site of Barn A was considered by the Officer to constitute inappropriate 
development.   

 
7. By reason of the fact that Barn B was not in agricultural use, the land fell within the definition 

of ‘previously developed land’ in the context of Annex 2 of the NPPF.  As a result, the 
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redevelopment proposals associated with this part of the site were identified as representing 
appropriate development under Green Belt policy.  It should be noted that the consented 
dwelling does marginally encroach into the area and footprint formerly associated with Barn 
A.  Notwithstanding this fact, planning permission for the new dwelling sited on Barn B (and 
part A) was granted. 

 
8. The proposals were deemed to comply with Core Strategy Policy LO8 requiring the 

conservation of the countryside and protection and enhancement of distinctive features that 
contribute to the special character of the landscape.  The development was assessed as not 
having an adverse impact on the character of the countryside or the openness of the Green 
Belt. 

 
9. In addressing the scale of development, in the context of Section 7 of the Green Belt SPD and 

assessing it impact on the openness of the Green Belt, a comparison of the existing barns 
with the proposed development was undertaken.  In that respect, the new dwelling was 
identified as having a smaller footprint than Barn B as well as a change in roof form and 
massing with a maximum ridge height of 5.6m in comparison with the existing barn at 5.9m 
in height and with lower eaves.  Furthermore, it was concluded that the overall volume 
calculation (excluding Barn A) would be reduced by 388.18 m3.     

 
10. These were all identified as important material considerations in assessing the merits of the 

proposal and where the Officer was able to conclude that the openness of the Green Belt 
would not be adversely impacted. 

 
11. Consent 16/02600/FUL as now implemented relates to the whole site occupied by both former 

Barns A and B and the residential use of the whole site is accordingly now established across 
the entire site.  
 

12. In seeking an improved layout of accommodation to enhance the internal living conditions of 
the dwelling and the setting of the building as appreciated in its countryside location, the 
application site remains similar to the formerly approved scheme. No change is accordingly 
proposed to the principle of use of the land for a single dwelling.  
 

13. The revised design has been evolved to specifically address the points identified both by the 
Planning Officer in relation to the formerly approved scheme and the comments provided 
under the pre-application advice.  The dwelling continues to sit principally within the existing 
footprint of Barn B, but with a notable reduction in overall occupation of Barn B’s footprint 
both on its north west and north east sides as well as with the introduction of an open 
courtyard area in the middle, southern side of the dwelling.  This detail along with associated 
measurements are set out under page 12 of the Design and Access Statement.   
 

14. Importantly, the proposed overall footprint of the dwelling at 241.9 sqm remains significantly 
smaller than the former Barn B’s footprint of 307.4 sqm and is smaller than the consented 
scheme footprint of 246.5 sqm.  There, therefore, remains a material planning gain in terms 
of improvement to the openness of the Green Belt.  

 
15. Additional enhancement is secured by way of addressing the volumes of the schemes.  

Leaving aside Barn A, the volume of Barn B equated to 1690 m3.  The consented scheme 
reduced the volume to 1272 m3 and the revised proposal continues to maintain a similar 
volume, namely only 1270.8 m3, slightly less than the consented and implemented scheme. 
This revised volume reflects the comments made under the pre-application consultation.  In 
this respect, the pre-application proposals promoted a dwelling with a volume of 1434 m3 
based on the submission that this still represented a significant reduction in overall volume in 
comparison with Barn B.  However, in order to respond to the Officer’s pre-application views 
that the size of the proposed dwelling should be reduced to be no greater in bulk, mass and 
form than the approved scheme, the volume has been materially reduced so as to more 
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closely reflect the details of the approved scheme.  The drawings accompanying the 
application demonstrate how this has been successfully achieved, including being able to 
maintain a maximum ridge height for the dwelling of 5.6m, similarly in accordance with the 
consented scheme.   It is also to be noted that the extant scheme gross internal floor area is 
understood to measure 408.7sqm and the amended proposal has a slightly reduced gross 
internal floor area of 396.7 sqm. 
 

16. The Applicants submit that as planning permission for the residential development of the site 
has been implemented, the whole site can now be viewed as representing previously 
developed land.  The site the subject of the implemented consented scheme includes a 
driveway and parking area, all of which clearly fall within the curtilage of the dwelling and 
consequently fall within the definition of previously developed land.  
 

17. National Planning Policy Framework 2021(NPPF) paragraph 149 (g) allows for the partial or 
complete redevelopment of previously developed land, whether redundant or in continuing 
use which inter alia would ‘not have a greater impact on the openness of the Green Belt than 
the existing development.’   The Applicants contend that the revised scheme should be 
assessed in the context of this section of the NPPF and the redevelopment of the whole of the 
site can be addressed as now representing previously developed land with the benefit of a 
residential consented scheme which has been implemented.   
 

18. Notwithstanding the above, the pre-application advice indicates that the starting point for the 
assessment of the application for the redevelopment of the site in the context of impact on 
the openness of the Green Belt would be as the site currently stands, namely with the 
removal of the barns and with a residential consent for a new dwelling with associated works. 
Development, apart from the approved scheme (16/02600/FUL) would be considered 
inappropriate.   
 

19.  In addressing impact on the openness of the Green Belt and adopting the position outlined 
by the Council, the Applicants submit that very special circumstances accordingly exist to 
justify the application proposals, which are presented in the context of paragraphs 147 and 
148 of the NPPF.  The development is also promoted having regard to the provisions of the 
Development Plan which comprises the Sevenoaks Core Strategy 2011 and Sevenoaks 
Allocations and Management Development Plan 2015.  Reference is also made to the 
Sevenoaks Supplementary Planning Document relating to Green Belt development. 
 

20. In these respects, the Applicants draw attention to the fact that a dwelling of similar volume, 
max. ridge height and with a larger overall footprint and floor area than the proposed 
scheme, could be constructed on the site under the extant planning permission 
(SE/16/02600/FUL).  As referenced above, the purpose of the redesign is to provide a better 
living environment and quality accommodation with both natural light and improved 
ventilation, as well as meet family requirements for improved home work space in the light of 
the changes to working practices resulting from the Covid-19 pandemic.  The fact that the 
extant scheme could be built out (and likely to be constructed if consent for a revised scheme 
is not forthcoming) is a very material consideration in the determination of the current 
proposals.  That development is seen to represent the very special circumstances necessary 
to justify the amended design.  This view is further supported by the fact that no greater 
harm to the openness of the Green Belt will arise, having regard to the similarities between 
the two developments in relation to scale, mass, height, volume, floor area and footprint.  
 

21. The Design and Access Statement details how the design has evolved taking account of the 
farmstead approach.  This involves splitting up mass of the building by way of staggered 
wings, differences in scale and lower eaves which are positioned on the perimeter with higher 
ridges (but no higher than the approved development) towards the middle.   These factors 
together with the benefits arising from the enclosed rural setting of the site and proposed 
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landscaping, all assist in reducing the overall impact of the built form in comparison with the 
consented scheme, ensuring that the dwelling sits comfortably within its curtilage.  
 

22. In addition, a detailed assessment has been undertaken in relation to use of renewables for 
the revised scheme so as to secure a reduction in CO2.  Improved sustainability measures 
represent further benefits to the overall development in comparison with the consented 
scheme.  Full details are set out within the Energy Statement submitted in support of the 
development and which demonstrates that the proposals positively respond to sustainability 
objectives set out under the NPPF, the Approved Document Part L of the Building Regulations 
2013 and Sevenoaks Core Strategy SP1.  
 

23. The location of the site also ensures that the development will not be directly visible from the 
highway and the pre-application advice confirms that the area does not have a consistent 
character, albeit noting the larger scale of dwellings.  The proposed design is accordingly 
deemed acceptable.  Materials have been chosen to be in keeping with and respect the varied 
material finish within the area, as outlined within the Design and Access Statement.  
However, if there are any matters arising from the use of materials as shown to be proposed 
then please discuss this further with the Applicants prior to the issuing of any decision. 
 

24. With the scheme adopting comparable volume, height and footprint measurements to the 
approved scheme, the Applicants submit that there is no greater impact on the openness of 
the Green Belt than the consented scheme.  Indeed, the Applicants contend that openness is 
improved by way of the proposed division of built form.  Notwithstanding these points, there 
are other considerations which have been presented which demonstrate that very special 
circumstances exist which outweigh the potential harm to the Green Belt by reason of 
inappropriateness and any other harm resulting from the proposals.  
 

25. Our clients further submit that no impacts are likely to arise in respect of protection of 
amenity. The nearest residential property sits a considerable distance away and the site is 
tucked within a wooded setting with extensive vegetation screening.   There is no conflict with 
the terms of ADMP Policy EN2. In addition, it is not anticipated there will be any highway 
issues as the road is private and parking spaces on site are provided.   
 

26. Ecological issues have been formerly addressed under Core Strategy Policy SP11 and ADMP 
Policy G11.  It is not expected any other ecological matters are likely to be raised in respect 
of the development as the area of construction sits well away from the adjacent ancient 
woodland and demolition of the existing buildings has already taken place.  Notwithstanding 
this matter, the Applicants have commissioned a preliminary ecological assessment which 
accompanies the application submission.  This confirms that the development is capable of 
proceeding without detrimental impact to the ecology, subject to ensure appropriate 
measures are put in place.   
 

27. In addition, an arboricultural method statement and associated tree reports have been 
prepared and which are submitted in support of the proposals.  Subject to ensuring the 
arboricultural recommendations are adopted, which serve to also protect the adjoining 
Ancient Woodland and protected trees, no detrimental impact on existing trees has been 
identified as likely to arise from the implementation of the revised scheme.   
 

28. In addressing the treatment of the driveway, the Applicants confirm that this is proposed to 
be laid as a hoggin driveway installed in accordance with the arboriculturist recommendation.  
Access to the site is via a driveway owned by the Applicants, with retention of an existing 
right of way running to the south of the site which will be separated from the site with a fence 
to match the existing.  

 
29. The scheme is accordingly submitted by the Applicants to also accord with the criteria 

outlined under ADMP Policy EN1.    
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Accordingly, following amendments to the scheme to reflect the comments expressed under pre-
application advice, with the reduction in overall footprint, scale, volume and height, the 
Applicants believe that the redesigned scheme, as now presented, should be deemed acceptable 
having regard to the relevant planning history associated with the site and the planning policy 
background, as referenced above.   
 
In addition, very special circumstances have been demonstrated to exist in the context of Green 
Belt considerations set out under the NPPF which are capable of justifying this amended scheme 
with a development which the Applicants submit is no greater in bulk, mass and form than the 
consented scheme and which can reasonably be concluded will ensure no greater harm to the 
openness of the Green Belt arises.  
 
The Applicants accordingly commend this application to the Council and request that planning 
permission is granted.  If there are any outstanding matters arising which prevent such a 
decision being taken, then please liaise with our Ms. Andrews prior to determination to ensure 
that consent can be issued within the statutory time frame.  Thank you. 
 
Yours faithfully 

 
 
 
For and on behalf of  
Howard Sharp and Partners LLP 

 


