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LOCATION CONTEXT

The site is located on the north side of Main Road, Knockholt. 

The site has historically been the site of two barns, termed Barn A and Barn B 
in the planning history. There is a new dwelling being built on the site that has 
a been granted a Certificate of Lawful Development. 

This application seeks to replace the consented scheme with a differently 
designed dwelling on the same site. The change in design is to better meet the 
needs and aspirations of the new owner of the land. 

The site being discussed in this application is shown in yellow with  land in same ownership in blue
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INVESTIGATION - DEVELOPMENT OF THE SITE

Aerial photo from 1960 Aerial photo from 1990 Aerial photo from 2018

The site borders an area of ancient woodland, it can be seen from the historic 
photos above that over the past 60 years the open farmland between the site 
and Main Road has become screened with mature trees whilst the extent of the 
wood behind the site has remained quite constant. 

The photos show how large agricultural buildings have been built to the south 
east and west and the field pattern has altered as the amount and type of 
agriculture has changed. 
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INVESTIGATION - LOCAL BUILDING TYPOLOGIES ALONG MAIN ROAD

Modern rendered block of houses with tiled roof

Modern red and brown brick building

Modern render and brick house

Mountross Farm next door to house with tiled 1st 
floor with dormers

Half tiled house with pitched roof

Contemporary house next door with pale brick and 
black stained timber cladding

Modern brick house with hipped roof

Tally Ho pub with rendered walls and tiled roof

Red brick house with stteply hipped roof and porch.

Traditional flint and brick walled house with more 
recent extension.  

Buildings along Main road do not follow any established typology but are built 
of varying styles in a wide variety of materials. 

The buildings are generally two storeys, with larger homes often set further 
back from the road and screened by tall hedges and established vegetation. 
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INVESTIGATION - LOCAL SETTLEMENT FORMS

The diagram to the left shows the key forms of development in the local area
The established ancient woodland is the remains of the  oak wood that gives 
Knockholt its name. The original settlement pattern would have been of assarts 
- small clearings in the woods used for arable land with a farmstead. Only 
limited hints of this pattern remain. 

• Houses arranged in linear sprawl along the roads, of mixed age but 
primarily 20th/21st Century

• Farms, or houses on the sites of former farmsteads, set back from the road 
up smaller tracks. Generally on the higher ground and nestled into the 
edges of the woods. 

• Modern agricultural buildings, easily visible by their large scale are 
arranged piecemeal. 

The Clifton Farm site is shown in yellow and mature trees in grey. 
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INVESTIGATION - VIEWS OF SITE

The key views of the site are looking west towards the site with the access track to 
the left of the location of the house. Large mature trees will screen the house from 
the road and neighbours and the line of the trees beyond will rise above and form a 
wooded backdrop.

The large scale of the trees will reduce the visual impact of the new house and their 
position both in front and behind the site will create a house in the woods.

The existing access road is rural in character and the fence and mature hedgerow 
contributes to an agricultural appearance. 
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Design and Access Statement Notes for Proposed Redevelopment of Clifton Farm 
Knockholt  
Location: CLIFTON FARM, MAIN RD, KNOCKHOLT TN147NT 
                          
 
 
Location, Proposal and Context:  
 
The joint 0.0673 hectare site adjacent large “L” shaped 1.4679 hectare site also in ownership site, is at the lower end of Main Road Knockholt Site situated off 
a shared drive with recent residential development “High Lands”. Both sites not visible from main Road The site is lined on all boundaries by heavy wooded 
and mature hedge screen to the adjacent properties. The typical residential plots are currently detached 4,& 5 bedroom houses on 2 and 2.5 storeys. 
 
The existing properties are two portal framed industrial sheds being used as Barn and Storage facility. Recent planning permissions have confirmed the 
storage use of the larger shed and planning permission has been obtained to convert the Barn shed into residential 4 bedroom house. While  both sheds 
appear in sound structural condition, the corrugated metal and block walls show some signs of approaching the end of their useful life.   
 
The proposal is to demolish the existing sheds, combine the two plots and replace the two industrial style structures with a rural contextually styled 4 bedroom 
house on two storeys with integral double garage.   
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While Minimum 1m  gaps are maintained to side boundaries, the actual distance from house to plot boundaries will  be between 15m and 54m [see site plan] 
The proposed building will be within the existing footprint of the sheds on site thus reducing the impact on the plot. 
 
 
Scale: 
 
The proposal is to build two storey with a pitch roof to be no higher than existing ridge line of sheds. The floor area and footprint being less than the existing 
sheds will result in a reduction in mass. The existing mass of the sheds is 2574m3. The propped mass of the house is 1272m2.   
The resulting profile of the house will therefore reduce the impact on the site by 50%.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appearance: 
 
The existing aesthetic of the sheds is industrial rather than rustic and adds nothing to the rural character of the area.  
The proposal is to contextually use a rural stable block aesthetic while incorporating eco features to reduce the carbon footprint to well below L.A. minimum 
standards. Traditional brick at ground floor with sustainable timber construction at first floor with tile roof will replace corrugated metal sheets and concrete 
blocks. 

 
 
Access: 
 
The area is served by limited public transport along Main Road with connection to bus routes (availed by school ) Pedestrian/vehicle access would be gained 
via a shared drive with site parking available for 4/5 cars on drive and double garage. A secure bicycle store will be provided in the proposed garage.  
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INVESTIGATION - BARNS

The consented house scheme on the site was granted in respect to the barn buildings that previously occupied the site, referred to as Barn A and Barn B.  The large barns were of industrial character and offered nothing positive to the local area. They 
establised a level of develoment in the Green Belt that any replacement building could not exceed without being damaging to the open character of the greenbelt. Section 7 of the ‘Development in the Green Belt’ SPD was quoted in support of the decision, 
which defines the rules for determining if a development would damage the openness of the Green Belt:

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

During the planning deliberation Barn A was discounted from discussions leaving the following figures as the key metrics against which the proposal was judged: BARN B FOOTPRINT = 307.4M2, 
BARN B HEIGHT = 5.9M TO RIDGE,  
BARN B VOLUME = 1690M3
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INVESTIGATION - EXISTING SITE

The site is currently a building site, with the consented scheme in progress, albeit paused, on site. The current character of the site is industrial and derelict, adding nothing to the quality of the local area. 
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It is proposed that there is an opportunity to improve the countryside when replacing a 
large agricultural building , which are noted in the Sevenoaks CA as being a detractor in 
the landscape.  The consented scheme is for a contemporary house which is essentially 
rectangular in plan like barn B. It is proposed that this plan form owes more to the preceding 
barns than to the vernacular domestic buildings that could be expected in this area and 
furthermore the large rectangular plan does not lend itself to a high quality family home. 

There are a number of technical problems with the consented plan form which will be 
addressed with the revised plan. 

1. Natural light. The plan is deep, between 9.5 and 12.5m. This means that the innermost walls 
of all rooms will tend to be gloomy and need supplementary electric lighting. By reducing the 
depth of the plan, the rooms will be better lit, improving wellbeing and reducing energy use. 

2. Sunlight/Orientation. The living spaces are arranged along the north facade of the building 
meaning the amount of natural light will be reduced. BRE guidance (Site layout planning for 
daylight and sunlight - a guide to good practice) is that living spaces should have at least one 
window within 90 degrees of true south. In addition the living room has only North and East 
facing windows, which means it will receive no light in the afternoons when it is especially 
important. The London space standards note that all living and kitchen/dining spaces should 
receive direct sun. In the revised scheme, the courtyard plan means all the living spaces are at 
least dual aspect and can be opened up to more light from the south, east and west.

3. Ventilation. The deep plan means that there is little opportunity for cross ventilation as 
there are no rooms that have external walls on opposite sides. The revised slimmer plans 
allow for the majority of rooms to have ventilators on both sides, increasing the effectiveness 
of both background and purge ventilation. 

INVESTIGATION - CONSENTED SCHEME

  

A P ARCHITECTURE
13 RED LODGE ROAD
WEST WICKHAM BR4 0EL
Tel. 020 8777 1787

Architectural Planning Applications

CLIFTON FARM MAIN RD KNOCKHOLT TN147NT

EXISTING PLANS / SECTION

1-100 LMC JUL16

1535  PL16 03

P

GROUND FLOOR PLAN

TYPICAL SECTION

SECTION

SECTIONSLIDE PANEL DOORS SLIDE PANEL DOORS

STORAGE STORAGE

PROPOSED FOOTPRINT

Plans of consented house from planning permission

Plan showing footprint of consented house and barns from planning permission by APP Architecture
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It is proposed to alter the plan of the house to better reflect the type of building that could be 
expected to have ‘naturally’ occurred on this site - namely a farmstead in an assart. By learning 
from traditional vernacular forms, a house that is both more appropriate to the site and more 
pleasant to inhabit can be created. 

Vernacular farmsteads are most commonly of a courtyard typology, it is proposed that 
learning from this plan form could solve the technical issues with the consented scheme and 
also provide a more site appropriate design response whilst still providing an overall reduction 
in the amount of development compared to Barn B. 

A single house arranged around a courtyard in smaller masses would be further away from 
the large suburban style buildings that detract from the character of the countryside. Another 
factor to consider is how traditional buildings would have developed over time rather 
than be built all at once - a courtyard typology would allow for this to be referenced in the 
material choices and help to reduce the visual impact of the house compared to a single large 
development. 

INVESTIGATION - VERNACULAR FARMSTEADS

10

NATIONAL FARMSTEADS CHARACTER STATEMENT

These drawings show the full range of farmstead plans which are encountered across England. 

Courtyard plans are the most common forms of farmstead layout, where the working buildings 
are arranged around one or more yards. The largest courtyard farms are found on high-status 
sites, estate farms and in the arable vales, wolds and downlands of England, and the smallest in 
stock-rearing and dairying areas. Cattle yards either developed as areas for treading straw from the 
threshing barn into manure, or – especially in upland areas – an area for moving cattle and storing 
the manure. They may have scatters of other farm buildings relating to routes and tracks, usually cart 
sheds and other ancillary buildings.

a c d

b
a-d)  Loose courtyard farmsteads 

have detached buildings loosely arranged around one (a) or 
more (b – 2; c – 3; d – 4) sides of a yard. 

e

e)  L-plan plus buildings to 3rd or 4th side have detached and 
linked ranges set around a yard.

f-k) Regular courtyard farmsteads 

consist of linked ranges formally arranged around one or more 
yards:

• L-plans (f) which are typically small-medium in scale and have 
the buildings are arranged as two linked ranges to create an 
L-shape. 

• U-plans (g) which are medium-scale farmsteads, sometimes 
larger, with buildings arranged around three sides of a yard, 
which is open to one side.

• F-, E-, T-, H- or Z-shaped plans (h and i) which are arranged 
around two cattle yards.

• Full courtyard plans (j) which have working buildings around 
all four sides of the yard.

• Multi-yard plans (k) which have multiple yards grouped 
together and regularly arranged. 

f
h j

g i k

Dispersed plans have no focal yard area and the working buildings are dispersed along a routeway or within the 
boundary of the farmstead. They are concentrated in upland and wood pasture landscapes including areas close to 
common land for holding stock. They vary greatly in scale and are often bisected by routeways and public footpaths.

• l) dispersed clusters where the working buildings are 
dispersed within the boundary of the steading.

• m) dispersed driftways which are dominated by the 
routeways to them, and which often served to move stock 
from one farming zone to another.

• n) dispersed multi-yards, which are large-scale farmsteads 
containing two or more detached yards, often with other 
scattered buildings.

l m n

Linear and other farmstead types are most closely associated with upland and common-edge farmsteads. 

• o) linear farmsteads, where the houses and working buildings are attached and in-line, or o p
have been extended or planned with additional working buildings to make an L-shaped 
range (p). They were either built in a single phase or have developed and extended in a 
piecemeal manner, and from the medieval period many were incorporated within larger 
farmsteads as they expanded into courtyard or dispersed plans.

• q) parallel plans where the working buildings are placed opposite and parallel to the house 
and attached working buildings with a narrow area between. They have often developed q r
from linear farmsteads.

• r) row plans, often medium as well as small in scale, where the working buildings are attached 
in-line and form a long row.

KEY

 farmhouse

 working building

 yard

 routeway

Diagrams from Historic England National Farmsteads Character Statement

Diagrams from the Kent Downs AONB Farmsteads GuidanceEvolution of a farmhouse by Bernard L Herman

10
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AMOUNT - IMPACT UPON THE GREENBELT

Footprint of Barns

Outline of 
consented scheme

‘jelly mould’  of 
consented scheme

‘jelly mould’  of 
proposed schemeOutline of proposed scheme

EXISTING PERMISSION FOOTPRINT = 246.5M2

EXISTING PERMISSION VOLUME = 1272M3

EXISTING PERMISSION HEIGHT = 5.6M TO RIDGE

EXISTING PERMISSION GIA = 408.7M2

PROPOSED PERMISSION FOOTPRINT = 241.9M2

PROPOSED PERMISSION VOLUME = 1270.8M3

PROPOSED PERMISSION HEIGHT = 5.6M TO RIDGE

PROPOSED PERMISSION GIA = 396.7M2

The proposals have been designed so that are no bigger than the consented scheme 
according to the metrics cited in the existing permission. Therefore by the principles that 
have been established there is no damage to the openness of the greenbelt, indeed the slight 
reduction in footprint, GIA and volume should be viewed as a benefit. 

The new plan sits within the footprint of the barns. 

Additionally the consented scheme has low eaves but a large flat roof, so much more of the 
volume exists at the ridge height than the new proposal, which slopes down immediately. 



page 13

SUSTAINABILITY

The proposals offer an improvement over the consented scheme in terms of energy use and emissions, and therefore is more in line with the 
principles of sustainable development. In terms of addressing the climate crisis there are two main metrics in current use, embodied carbon 
and operational carbon. For housing the CO2 that goes into producing the materials used in construction and the operational energy used 
are roughly equal, although only operational energy is currently assessed in the building regulations. 

OPERATIONAL ENERGY
An energy statement has been prepared by Energist ltd to support this application which shows a 25.43% reduction in CO2 emissions over 
the building regulations baseline. 

This reduction is achieved through two means, the use of renewables and a fabric first approach utilising high levels of insulation and air 
tightness. Although it should be noted that u-values are somewhat limited by the decision to use only non-flammable mineral wool type 
insulations for safety reasons. 

During the design period renewables have been investigated thoroughly in order to determine the most appropriate technologies. 

• Ground source heatpump - not viable due to root protection zones
• Photovoltaic panels - location in wooded area means extensive over-shading and issues with fallen leaves obscuring panels
• Solar thermal - location in wooded area means extensive over-shading and issues with fallen leaves obscuring panels
• Wind - installation locations limited due to ancient woodland and large turbine would impact negatively on the openness of the 

greenbelt
• Air source heatpump - offers a practical solution and so it is proposed to use an air to water heatpump for the primary heating system. 

Additionally MVHRs are to be used in all wetrooms and the kitchen to avoid heat-loss through background ventilation and the living spaces 
have been designed so that cross ventilation is effective for cooling. The plan form and elevations have been designed to allow for ample 
natural lighting to reduce the reliance on artificial lighting. 

Extract from energy statement prepared by Energist 

Extract from Wood in Construction in the UK:
An Analysis of Carbon Abatement Potential by Bangor Universty

Extract from Embodied Carbon: 
Developing a brief produced by the 
UK Green Building Council

EMBODIED CARBON
It is proposed to use a timber frame rather than traditional brick and block construction. This not only 
reduces the embodied carbon but also sequesters carbon, leading to a significant betterment over a brick 
and block house. No basement is proposed as this would require large amounts of concrete which would 
significiantly increase the embodied CO2, any concrete that is needed for foundations will utilise GGBS 
cement replacers to lower the embodied carbon. The existing concrete slab will be reused as hardcore on 
site rather than being removed as waste.   
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The site plan below shows the proposed rearrangement 
of the new dwelling to include a courtyard and allow for 
thinner forms that can receive adequate light and be better 
ventilated. The staggered plan is reminiscent of a building 
that has been added to over years as it has grown. 

It is proposed to use exclusively native species in the soft 
landscaping. Meadow grass including native wildflowers 
will be seeded throughout, according to Kent Wildlife 
Trust there has been a 97% reduction in wildflower 
grassland in the last few decades. Species rich grassland 
has a positive effect on biodiversity. Planting beds will use 
small  and medium native shrubs and a small native tree 
will be planted in the courtyard. 

The trees will be managed in accordance with the 
arboroculturist report and ecological survey submitted 
with this application. 2 no bat boxes will be installed in 
trees adjacent t the site and log piles will be included 
amongst the soft landscaping. 

Hard landscaping will be primarily hoggin to provide a 
hard wearing and porous surface that does not lead to 
surface run-off. There are small areas of natural stone 
paving to create external seating areas. 

The existing permission has a bin store by the entrance 
gate, it is proposed to move this to the rear and also use it 
to contain the air source heat pump, which has to be sited 
outside but are industrial in character. 

PROPOSED SITE PLAN
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1. Site as established in consented scheme
2. Meadow grass
3. Hoggin path around house for maintenance and to 

cover french drain needed at perimeter
4. Natural stone paving
5. Small native tree to courtyard
6. New planting bed
7. New gate
8. Parking
9. Timber bin store and housing for air source heat 

pump
10. Existing pasture outside of site
11. Neighbouring farm building
12. Hoggin driveway - installed as per aboroculturist 

method statement
13. Existing right of way maintained and separated 

from site with fence to match existing. 
14. Existing access road to remain
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EXAMPLES OF PLANTING

Kent Wildlife Trust has published lists of native plants that 
will be chosen from for the soft landscaping. This page 
shows exaples of the types of plants that will be used. 
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A consequence of the farmstead influenced courtyard plan is that the massing becomes more modulated than a rectangular plan. The sketch model shown above illustrates how the 
different wings of the house appear staggered against each other, and that although in elevation the heights are consistent they appear varied in perspective. It is proposed that this, 
when combined with the heavily wooded site and planting in the courtyard, creates  a less jarring and less suburban appearance than the consented scheme with its blocky massing and 
rectangular plan. The lower eaves are positioned to the perimeter of the site with the ridges towards the centre, so that the perceived bulk at the edges is lowest. 

MASSING 
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LAYOUT

Proposed plans are shown here. The new layout has a smaller footprint than the 
consented scheme and rearranges it around a courtyard. This means that the living 
spaces can all benefit from ample daylight and all have multiple aspects in line with 
BRE guidance.  

A ground floor bedroom has been introduced for an elderly relative and the garage has 
been replaced with a workspace. These are a response to the changes to work and life 
patterns that have been driven by COVID meaning that these spaces are now much 
more valuable to the user. 

Proposed ground floor plan Proposed first floor plan1:200 @ A3 1:200 @ A3
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To relate the building to the landscape it is proposed to use colours for the bricks based on the types of clays that are available locally. There are multiple overlaying clay and shale 
seams in  the area: The Lias, Kimmeridge Clay, Kellaways, Oxford Clay and the Osgodby Formations. The High Weald also falls within these seams and the High Weald AONB has 
commissioned a useful colour guide. the palettes for clays are reproduced below. 

It is proposed that the building has a timber frame for reasons of sustainability with an exterior skin of brick for durability in the heavily wooded site; mirroring the process in which 
traditional timber framed buildings were clad in brick (as described in the Kent Downs AONB Farmsteads Guidance). Different bricks will be used on the wings of the house to resemble 
a farmhouse that has grown and been added to over time. It is proposed to use a plinth of local flint to further tie the house into the landscape.  

It is proposed to use wirecut brick, this is produces a varied and rougher finish to the brick face that resembles an older, hand-made brick. By specifying wire cut bricks and using a mix 
that has some variation in the production process a softer and more traditional appearance will be achieved. 

MATERIALITY 

Elements Clay 46

3 0 4 0 - Y 6 0 R

2 0 1 0 - Y 3 0 R

3 0 0 5 - R 8 0 B

2 0 2 0 - Y 4 0 R

5 0 0 5 - Y 5 0 R

5 0 0 5 - R 5 0 B

4 0 0 5 - Y 8 0 R

6 0 0 5 - R 5 0 B

6 0 2 0 - Y 5 0 R

4 0 3 0 - Y 7 0 R

3 0 4 0 - Y 5 0 R

5 0 2 0 - Y 7 0 R

6 0 2 0 - Y 9 0 R

5 0 3 0 - Y 6 0 R

5 0 2 0 - Y 6 0 R

6 0 0 5 - Y 5 0 R

5 0 3 0 - Y 5 0 R

2 0 5 0 - Y 6 0 R

2 0 4 0 - Y 5 0 R

4 0 3 0 - Y 6 0 R

6 0 2 0 - Y 8 0 R

3 0 5 0 - Y 5 0 R

Elements Clay 47

4 0 0 5 - G 8 0 Y2 5 0 2 - Y 2 0 2 0 - Y

5 0 0 5 - Y 2 0 R

3 0 2 0 - Y 1 0 R

3 0 0 5 - G 5 0 Y

3 0 1 0 - G 8 0 Y

6 0 0 5 - G 8 0 Y

5 0 2 0 - Y

2 0 2 0 - Y 2 0 R

4 0 1 0 - G 9 0 Y

3 0 1 0 - G 9 0 Y

3 0 1 0 - Y

2 0 1 0 - Y 2 0 R

2 0 2 0 - Y 2 0 R

4 0 2 0 - G 9 0 Y

3 0 3 0 - Y 2 0 R

3 0 0 5 - Y 2 0 R

Extract from High Weald Area of Outstanding Natural Beauty Guidance on the selection and use of colour in development

Wire cut brick by Weinerberger - Renaissance 
multistock. 
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PROPOSED ELEVATIONS AND MATERIALITY

East elevation of the proposed showing proposed material treatment. Trees are shown for scale. 1:100 @ A3

South elevation of the proposed showing proposed material treatment. Trees are shown for scale. 1:100 @ A3
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1. Pale warm grey bricks to western 
element

2. terracotta red bricks to eastern 
element

3. dark red bricks to central element
4. local flint plinth to base of walls
5. exposed lintels and columns
6. aluminium windows for ease of 

maintenance in wooded site
7. flashings to roof to match windows
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1. Pale warm grey bricks to western 
element

2. terracotta red bricks to eastern 
element 

3. dark red bricks to central element
4. local flint plinth to base of walls
5. exposed lintels and columns
6. aluminium windows for ease of 

maintenance in wooded site
7. flashings to roof to match windows
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