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1.0
Introduction
Claydene Farm is located in the Parish of 
Cowden. The site is a 67 acre farm site  
comprising farm house, farm yard, barns, hard 
standing, agricultural fields and sparse stands  
of mature trees in a rural part of the High Weald  
of Kent.

Claydene Farm has extensive frontage to  
the B2026, the Edenbridge to Hartfield Road. 

Across Hartfield Road are a collection of  
converted farm buildings and houses of the  
Pyle Gate Farm.

To the south the site is of extensive fields and 
woodland on an incline.

1.1
Context
The agricultural buildings that comprise the  
proposed development were for many years  
used for the operation of a dairy farm by the late 
owner, Victor Harnett. The buildings are currently  
redundant as they do not meet modern  
agricultural requirements and insufficient land  
is associated with the buildings to comprise a 
viable farming business.

Mr Harnett passed away in September 2017  
aged 93. He lived and farmed at Claydene his 
whole life, his father having been the tenant  
farmer at the time of his birth. In later years  
Mr Harnett ceased to operate his own dairy  
operation and no investment has been made in 
the site for many years.  

In the years prior to Mr Harnett’s death the farm 
had been let for a peppercorn rent as grazing 
land, hay and silage storage and shelter for cattle.  
Given the dilapidated state of the buildings a total 
rent of just £3,700 per annum was achieved. 

The milking parlour and grain stores are no longer 
operational, and the buildings are in a poor state 
of repair. Following advice from Bodiam based 
dairy farmer it is anticipated that an investment 
of at least £700,000 would be required to enable 
the buildings to operate as part of an effective 
dairy farm and meet current Environment Agency 
Standards.

1.2
Aims of the Exercise
•	 To examine to site for potential change of use 

the residential conversion of the barns

•	 Propose new safer vehicular entrance location

•	 Tidy up the site, removing slurry contamination, 
old farm machinery and rubbish.

View: Kent LIX (includes: Cowden; Hartfield.) - Ordnance Survey Six-inch England and Wales, 1842-1952
https://maps.nls.uk/view/102343612

Extract from Kent LIX - Ordnance Survey Six-inch 
England and Wales, 1842-1952

ABOVE: Surveyed: 1869-1870, Published: 1872
BELOW: Revised: 1937-1947, Published: 1951

Google Earth, annotated
1940

Google Earth
1990

Google Earth
2009

Claydene

Pyle Gate

Road - B2026

View: Kent LIX.NE (includes: Chiddingstone; Cowden; Hartfield; Hever; Withyham.) - Ordnance Survey Six-inch England and Wales, 1842-1952
https://maps.nls.uk/view/101430060
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Aerial photography of Claydene Farm extracted from Sales Agents’ Marketing Materials, 2018.

1.3
As Existing
Site constraints:

•	 the farm does not comply with current agricul-
tural standards and is too small to be viable;

•	 site entrance is on a bend in a busy B road and 
is less than ideal;

•	 Car parking is undesignated and adhoc;

•	 Unattractive landscaping, some historic  
dumping of hardcore, adhoc distribution of 
hard standing, poorly drained leading to slurry 
runoff.

As existing buildings and surroundings:

•	 Unattractive and industrial appearance;

•	 The main barn buildings and are in very close 
proximity to each other and have been infilled 
with adhoc lean to structures;

•	 The buildings are in poor condition and  
suffering from neglect;

•	 Rough hard-standing in poor condition and  
unmarked. No organisation to the parking or 
how users drive on to the site; 

•	 Building utilities servicing uncoordinated and 
old fashioned; 

•	 Possible soil contamination from previous  
agricultural uses. 
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2.0
Planning History
This Pre Planning Application Advice Enquiry  
follows Pre App PA/18/00275 and 19/00236,  
the responses are in Appendix 1.  
Alterations to The Farmhouse are in a separate 
application PA/19/02252.

It is known that the site operated as a working 
farm for many years and that much of what is on 
site was erected in the 1980s and before. 

The Planning History is included in Appendix 1.

2.1
Planning Policies
The following planning policy and constraints  
affect development on this site:

 •	High Weald Area of Outstanding Natural Beauty;

 •	Metropolitan Green Belt;

 •	Area of Special Control of Adverts;

 •	Sevenoaks Core Strategy – LO1, LO8, SP1, 
SP11 ADMP – SC1, EN1, EN2, EN5, EN7, H4, 
EMP5, GB7, GB8, T1, T2; 

 •	Sevenoaks Supplementary Planning Document: 
Development in the Green belt;

 •	National Planning Policy Framework (NPPF) 
paras 79-92.

Due to ANOB status Permitted Development 
Rights including Part Q do not apply. 

2.2
Marketing of 
Claydene Farm
Conversion of non-allocation lawful business 
premises in accordance with the Allocations and 
Development Management Plan (ADMP)

Marketing of Claydene Farm 

The property was marketed as a farm from May 
2018 but no buyer for the whole was found.   
The farm was advertised by:

 •	word of mouth to farming contacts;

 •	 two large V boards one in the farmyard facing 
the B2026 in both directions and the other at 
the opposite end of the land at the crossroad 
by the Queens Arms. The B2026 is a very well 
used commuter road linking Edenbridge,  
Tunbridge Wells and East Grinstead.  
The advert will have been seen by a great  
many people as the average number of  
vehicles passing the site in a 24-hour period  
is over 5,600 (see Transport Statement) and the 
board was in situ until after the farm was sold;

 •	 ‘South East Farmer’ magazine in May 2018;

 •	Farmers Weekly 18th May, 2018;

•	 Kent and Sussex Courier (various editions) on 
11th May, 2018;

•	 Complete Land Management (CLM) website.

 

The selling agent, Complete Land Management 
(CLM) was also the land agent for the farm for 
many years and knew the farm and the local  
market intimately. They were well placed to  
assess the appetite for land and farming ventures 
in this area as well as the likely rent which could 
have been achieved. The farm was advertised as 
a going concern and marketed to the land agent’s 
contacts locally. CLM are not members of  
property finder sites as they deal with commercial 
and farming ventures only. The farm was therefore 
only marketed in agricultural circles and not as a 
residential property.

Interest in Lots 2 and 3 was from neighbouring 
residents who purchased the land for added 
private amenity. The sale of these completed in 
November 2018.

The remaining land and buildings were sold to 
Seely Developments Ltd in January 2019 following 
eight months of marketing. Seely Developments  
identified the farm was for sale by noticing the 
board as they were passing on the B2026  
following up with CLM before finally buying  
the farm.

COWDEN, 
EDENBRIDGE, 

KENT
Guide £2 million 

or in 3 lots
Four bedroom Farmhouse with 

garage, garden and car parking, 
extensive farm buildings and 

about 147 acres of land.
BPS entitlements 54.51 ha.

View by appointment with CLM
Call us 01892 770339 or email:  simon@c-l-m.co.uk

www.c-l-m.co.uk

Extract from Agents’ Particulars, 2018

Extract from Agents’ Particulars, 2018

Extract from Agents’ Particulars, 2018Extract from Agents’ Particulars, 2018.Artwork supplied to ‘South East Farmer’  
magazine.
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3.1
General Design  
Principles

Height and scale: there is no change proposed to 
the existing building envelopes in terms of height, 
the proposals simply involve the conversion of 
those buildings that are structurally sound, no new 
residential structures are proposed.

Existing and Proposed Plots: all buildings to  
be kept on existing plot and location, no new 
structures are proposed. All structures not fit for 
conversion are removed, in addition the barn 4  
extensions have been removed to improve curti-
lage and building legibility, and barn 7 is removed 
to be used to extend the farmhouse and better 
reveal barn 5, 6 and the Farmhouse. 

Styling of the buildings: converted barns, would 
be modelled to keep the agricultural aesthetic, 
however the use of stained shiplapped oak, black 
corrugated roofs and oak or aluminium windows 
would be a more attractive aesthetic than the  
current asbestos sheet and corrugated steel  
cladding which is particularly utilitarian. 

Landscaping: the current layout has an adhoc 
and utilitarian feel with little or no thought given  
to the landscape or planting. The client has  
appointed a landscape architect to assist the  
design team in the production of high quality  
landscape proposals. The brief is specific to  
offering landscape betterment and proposals 
would contain planting schemes that benefit 
local bio diversity. The Public Foot Path that runs 
across the side is maintained and worked in to the 
circulation and landscape plan. There is a reduc-
tion in hard standing in the as proposed scheme 
and any hardstanding is more considered with 
better designed surfaces. There is a considerable  
increase in species rich hedging proposed,  
for privacy and wildlife benefit. 

Biodiversity: specialist extensive biodiversity  
surveys have been undertaken to better inform  
the building design and landscape plans. 

Below and inset:  
Sketch of As Proposed Elevations
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3.2
Sustainability
De-carbonise the site as much as possible,  
provision of solar panels, solar hot water panels, 
rain water harvesting, high levels of insulation, 
wood burning stoves, sun tubes and roof lights

•	 Permeable hard standing, 

•	 Bike stores

•	 Photo voltaic panels

•	 Electric vehicle charging points

•	 Solar Thermal Hot Water

•	 Sun Pipes and Roof Lights

•	 High Levels of Insulation

•	 Rain water storage and harvesting for WCs  
and Landscape

•	 DEFRA Wood burning stoves

•	 Nature friendly landscaping, rewilding, trees 
bird and bat houses

3.3 
Access
Access across the site is improved and is  
designed to accommodate people with  
disabilities and improve the visual identifiers on 
the site. Provision of accessible parking spaces, 
accessible bathrooms and level access is built in 
throughout. 

The current vehicular access to the farm is less 
than ideal. Having taken advice from a Traffic 
Consultant we have proposed a new safer  
entrance to the south of the site with clear site 
lines and splays. The new entrance would also 
require a highway licence from ESCC as well as 
planning permission. The Highways Report is in 
Appendix 2.
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3.4
Barn Conversions 
and additional  
supporting surveys
A full range of specialist, independent surveys 
have been commissioned and undertaken, these 
can be found in Appendix 2

In summary 

•	 Toxicology: The site is currently occupied by  
a vacant farmhouse and numerous redundant 
agricultural buildings in varying states of  
disrepair, associated with a former dairy farm. 
A number of above ground storage tanks were 
noted to be present and some of the buildings 
were used to store waste oil and various  
agricultural chemicals and pieces of equipment. 
Evidence of significant burning of waste  
materials was observed in the southern part of 
the site.

	 The site was shown to be occupied by the 
existing buildings in the north at the time of the 
earliest inspected historical map, dated 1894. 
The site appears to have remained largely  
unchanged until the late 1900s, when new  
agricultural buildings were developed in the 
central/southeastern areas of the site.

	 Reference to geological datasets indicates 
that the site is expected to be underlain by the 
Wadhurst Clay Formation.

	 The Wadhurst Clay Formation is classed as 
Unproductive Strata. The site does not lie  
within an Environment Agency Source  
Protection Zone with regard to the protection  
of the quality of groundwater that is abstracted 
for potable supply. 

	 The preliminary contamination risk assessment 
has identified potential pollutant linkages  
relating to the proposed end users of the site, 
examples are oil tank storage, residue from 
extensive burning of tires and asbestos. 
An intrusive ground investigation is  
recommended in order to allow a quantitative 
risk assessment to be made. 

•	 Ecology: 

	 BATS

	 Two bat emergence surveys were undertaken 
in May and July 2019 and no bat roosts were 
detected in farm buildings B2, B9, B10 and 
B15. A European Protected Species licence is 
not required to complete the works to remove 
these buildings, or the remaining buildings with 
‘Negligible’ bat roosting potential (B3-8 and 
B11-14). Recommendations have been provid-
ed to maintain dark foraging and commuting 
habitat.

	 GCN

	 Habitat Suitability Index assessments and 
eDNA surveys have been undertaken for six 
accessible ponds within 250m. Pond P2 was 
dry and therefore scoped out of further surveys. 
The eDNA results were positive for the three 
closest ponds (P1, P3 & P4) and negative for 
the two more distant ponds (P5 and P6). An 
EPS licence will be required and the principles 
of a mitigation strategy have been outlined. For 
an EPS licence application, GCN population 
surveys will be required for P1, P3 and P4  
between mid- March to mid-June.

	 Mammals including Badger

	 Badger, fox and rabbit have been recorded near 
to the pond (P1) and outbuildings. No badger 
sett has been recorded to date, however the 
species has been recorded as present on Site, 
so regular monitoring is recommended. The fox 
earth and rabbit warren will be affected by the 
removal of the outbuildings. Due caution and 
ecological supervision is required for the demo-
lition.

ABOVE: Old oil tank
BELOW: Manure and Farm Yard waste

ABOVE: Semi-combusted old tyres

ABOVE: Interior and Exterior Barn Structures

	 Barn Owl

	 The Site has been visited infrequently by barn 
owl, with one pellet in B12 and five pellets 
in B13. There is no regular feeding perch or 
breeding site identified to date, however the 
Site has become more suitable for barn owls 
since the farm was abandoned. Regular mon-
itoring (every 6 months) is recommended up 
until work commences on Site.

•	 Structure: in line with GB7 all the structures 
have been inspected by Bellamy Wallace  
Structural Engineers. Generally the barns are 
in good and structuraly sound condition, some 
of the lean-tos are insubstantial and would not 
comply with GB7 however these are proposed 
to be removed in anycase. 

•	 Topographical and land survey: a full land, 
level  and building digital survey has now been  
carried out by Cadplan.
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 •	Traffic survey: 

	 GTA Civils have carried out 4 exercises for the 
site and speed surveys and the specific geom-
etry and topography of the site.

1 - Speed Traffic Flow Survey: 
	 speed/traffic flow survey on Hartfield Road 	
	 in January 2019.  

	 24 hour totals (5 day average) flows: 
	 Northbound		  2845 
	 Southbound		  2813

	 There are circa 650 vehicles in the AM peak 
(two way).

2 - Designers Response to RSA1

3 - Stage 1 Road Safety Audit

4 - Proposed new access as shown adjacent.

	 The existing site has evolved over the last 200 
years and the existing accesses have been 
inplace since before motor car use. 	

	 The proposed route represents a safer  
placement for an access on the the main  
road, regards of residential or farm access-  
independent to the issue of change of use.  
The design of the new access comes as a 
result of the traffic and speed surveys and the 
specific geometry and topography of the site.

RS

gate

gate

G

pipe

asphalt

asphalt

grass

grass

grass

grass

grass

grass

brambles

Con
cret

e w
all 0

.2m
 hig

h

wooden sleeper wallconcrete

concrete

heavy vegetation

hedge line

hedge line

Cattle Barns

post & wire
  fence

post & wire
  fence

5000

6m RAD

6m RAD

MH

G

pipe

gate

gate

MH

RS

gate

gate

G

pipe

MH

Metal

Metal

pipe

MH

MH(utl)

MH

MH

pipe

pipe

pipe

MH ∅.100

MH

MH

0.3m/6m/3m

1m/18m/20m

gate

0.3m/10m/3m

0.3m/10m/3m

TP
0.5m/10m/8m

STN5

STN6

STN9

STN11

STN13

STN21

STN22

STN2

STN4

STN10

STN19

E=546769.164
N=141781.203
L=113.749

E=546772.358
N=141734.077
L=114.428

E=546759.211
N=141688.583
L=114.721

E=546720.537
N=141676.006
L=114.411

E=546727.491
N=141720.839
L=114.337

E=546731.557
N=141746.007
L=114.390

E=546742.687
N=141760.974
L=114.145

E=546739.090
N=141795.239
L=113.366

E=546736.385
N=141781.204
L=113.684

E=546766.483
N=141669.085
L=114.707

E=546740.293
N=141706.290
L=114.602

step

gate

gate

gate

heavy vegetaion
not accessible

heavy vegetaion
not accessible

heavy vegetaion
not accessible

shed

concrete
asphalt

asphalt

asphalt

asphalt

asphalt

asphalt

asphalt

asphalt

asphalt

asphalt

asphalt

asphalt

asphalt

asphalt

asphalt

asphalt

asphalt

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

grass

gate

culvert

brambles

Con
cret

e w
all 0

.2m
 hig

h

wooden sleeper wall

wooden sleeper wall

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

gate

wood
en s

leep
er w

all

wood
en 

reta
inin

g w
all

wood
en 

reta
inin

g w
all

wood
en 

reta
inin

g w
all

wooden retaining wall

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete
concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

concrete

road stone

road stone

road stone

con
cre

te f
eed

 tro
ugh

con
cre

te f
eed

 tro
ugh

con
cre

te f
eed

 tro
ugh

con
cre

te f
eed

 tro
ugh

con
cre

te

con
cre

te

brambles

brambles

brambles

brambles
brambles

brambles

Metal

Metalgate

grass

grass

grass

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

heavy vegetation

manure pile

hedge line

hedge line

hedge line

hedge line

hedge line

hedge line

hedge line

hedge line

concrete

concrete

Hedge
Ht=1.8m

Hedge
Ht=1.8m

concrete

concrete

concrete

concrete

concrete

concrete

concrete

flower
 bed

concrete edging

steps

con
cre

te

brick

flower
bed

flower
bed

flower
bed

flower
bed

shed
Claydene Farmhouse

stone
wall

stone
wall

stone
wall

stone
wall

concrete

Metal outbuliding

Concrete block building

Cattle Barns

Cattle Barns

Cattle Barns

Cattle Barns

Cattle Barns

Cattle Barns

Cattle Barns

Brick outbuilding

concrete paving

con
cre

te 
pav

ing

cess pit

post & wire
  fence

post & wire
  fence

post & wire
  fence

post & wire
  fence

post & wire
  fence

post & wire
  fence

post & wire
  fence

post & wire
  fence

post & wire
  fence

post & wire
  fence

metal fence

metal fence

metal fence

metal fence

metal fence

metal fence

metal fence

metal fence

metal fence

metal fence

metal fence

114.1m

HARTFIELD ROAD

Visibility Splays 2.4m
 x 120m

Visibility Splays 2.4m
 x 120m

GENERAL NOTES

1. The location, size, depth and identification of existing services that may
be shown or referred to on this drawing have been assessed from non
intrusive observations , record drawings or the like. The contractor shall
safely carry out intrusive investigations, trial holes or soundings prior to
commencing work to satisfy himself that it is safe to proceed and that the
assessments are accurate. any discrepancies shall be notified to gta prior to
works commencing.

2. Tender or billing drawings shall not be used for construction or the
ordering of materials.

3. Do not scale. All dimensions and levels to be site confirmed.

4. This drawing shall be read in conjunction with all relevant architects,
consultants drawings and specifications, together with H&S plan
requirements

5. Copyright : This drawing must not be copied, amended nor reproduced
without the prior written agreement of gta.

6. All drawings specifications and recommendations made by gta are
subject to Local Authority and other relevant Statutory Authorities
approval. Any works or services made abortive due to the client proceeding
prior to these approvals is considered wholly at the Clients risk. gta hold no
responsibility for resulting abortive works or costs.
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4.0
Design Summary
The proposal is now for a residential scheme.  
The farmhouse would continue its existing  
residential use, and the proposal is to apply for 
change of use to convert the barns to residential 
with a mix of units from 2 - 5 bed, some single  
level and others 2 level but all with whole life  
criteria in mind around an agricultural style  
‘farm yard’ design concept. 

All barns have been designed to comply with the 
GB7 of the ADMP assessment by structural  
engineer (Appendix 2), all sections of the barns 
that do not comply are proposed to be  
demolished. The public and private amenity  
spaces between the buildings have been carefully 
considered.

•	 New vehicular site entrance

•	 9 new houses (4, 3 and 2 bedroom) mix of  
bungalow and 2 story, depending on  
configuration of existing structures. 

•	 Associated parking, private gardens and  
landscaping

Barn 1 Grain Store

5 bed, 2 level, whole life design criteria with level 
access ground floor and ground floor bedroom 
with accessible bathroom and amenity spaces, 
this is the largest of the barns, it occupies a prime 
location at the back of the site overlooking a  
valley and giving on to fields. The north garden 
edge defined by the Public Foot Path, we are  
proposing species diverse edging to give privacy.  

Areas: Proposed Barn Areas (gross floor areas 
including garages/porches)

Ground = 470.15m² 
First =  233.97m²

Barn 2 Old Hay barn

4 bed, 2 level, whole life design criteria with level 
access ground floor and ground floor bedrooms 
with accessible bathroom and amenity space

It occupies a prime location at the back of the  
site overlooking a valley and giving on to fields. 
This house is most impacted by the Public Foot 
path and a privacy wall is included in the scheme. 

Areas: Proposed Barn Areas (gross floor areas 
including garages/porches)

Ground =  233.28m² 
First = 155.41m²

Barn 3a Vaulted barns

4 bed, 1 level, whole life design criteria with level 
access ground floor and ground floor bedrooms 
with accessible bathrooms  and amenity space

This building occupies a location closer to the 
roads its amenity space and giving areas are  
located to the south west of the plot. It is large but 
with single level living, making it suitable for many 
types of family and ages of occupant. 

Areas: Proposed Barn Areas (gross floor areas 
including garages/porches)

Ground =  446.68m²

Barn 3b Old Dairy

3 bed, 2 level, whole life design criteria with level 
access ground floor and 2 ground floor bedrooms 
with accessible bathrooms. There is a master 
bedroom in the first floor of the red brick Old Dairy 
building. The amenity spaces and private gardens 
are at the east and west of the site.  

Areas: Proposed Barn Areas (gross floor areas 
including garages/porches)

Ground =  340.32m² 
First = 70.86m²

Barn 5 Cottage with Pond 

2 bed, 1 level whole life design criteria with level 
access ground floor and ground floor bedrooms 
with accessible bathroom and amenity space.

The pond is a charming feature of this smaller 
house, and it will have lovely views over the north 
west of the site over rolling fields. 

Areas: Proposed Barn Areas (gross floor areas 
including garages/porches)

Ground = 161.74m²

Barn 6 Court Yard garden house 

4 bed, 2 level, whole life design criteria with level 
access ground floor and ground floor bedrooms 
with accessible bathroom and amenity space. 
There is a garden to the north and the Public Foot 
path gives it direct access to the fields beyond.

Areas: Proposed Barn Areas (gross floor areas 
including garages/porches)

Ground =  163.49mm² 
First = 82.80m²

Barn 4a Dutch barn

3 bed, 2 level, whole life design criteria with level 
access ground floor with accessible bathroom and 
amenity space to the south and east. This is the 
first of the dutch barns, and we have treated them 
as a short terrace with amenity space mainly to 
the east. The noise of the road will be ameliorated 
by planting, trees and species rich hedges. 

Areas: Proposed Barn Areas (gross floor areas 
including garages/porches)

Ground =  144.32m² 
First = 135.25m²

Barn 4b Dutch barn

2 bed, 2 level, whole life design criteria with level 
access ground floor with accessible bathroom and 
amenity space. This is the smallest section of the 
barns, designed as a smaller 2 bed unit.  
The garden will be to the east nearest the road.   
The noise of the road will be ameliorated by  
planting, trees and species rich hedges.

Areas: Proposed Barn Areas (gross floor areas 
including garages/porches)

Ground = 102.56m² 
First = 96.94m²

Barn 4c Dutch barn

3 bed, 2 level, whole life design criteria with level 
access at ground floor with accessible bathroom 
and amenity space. This is designed as a 3 bed 
unit. The garden will be to the east and north 
nearest the road, with the north garden edge 
defined by the Public Foot Path, we are proposing 
spiecies diverse edging to give privacy. The noise 
of the road will be ameliorated by planting, trees 
and species rich hedges.

Areas: Proposed Barn Areas (gross floor areas 
including garages/porches)

Ground =  144.04m² 
First = 134.96m²
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Landscape
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Emailed Summary for Pre Application Response for 
PA/19/00236

Dear Susanna Miller
 
Thank you for your email, further to our pre application meet-
ing.
 
Farmhouse extension
 
The proposed demolition of the attached outbuildings to the 
farmhouse and the proposed rear single storey extension 
would result in the reduction of built form associated with the 
farmhouse and therefore complies with GB1 of the Sevenoaks 
ADMP.  The design and use of materials would be appropriate 
and the proposal would not harm the residential amenity of 
any nearby properties. 
 
Farmyard conversions
 
Policy GB7 of the Sevenoaks ADMP allows for the conversion 
of rural buildings to alternative uses, such as residential, sub-
ject to meeting the following criteria:
 
·         No greater impact on the openness of the green belt.  
No major or significant extensions are proposed to the exist-
ing farm buildings and in reality the scheme involves a signif-
icant reduction in the extent of built development on the site, 
through the demolition of a series of attached farm buildings 
and lean-tos to open the existing buildings, to make them 
more suitable to conversion.  The extent of hardstandings on 
the site are also being reduced and as discussed at the meet-
ing, whilst a new access being created, its swept path should 
be reduced, to limit the spread of development across the site 
and onto agricultural fields. Also the residential curtilages for 
barns 2 & 4, should be reduced to minimise the domestication 
of the land surrounding the farm buildings, which will be par-
ticularly prominent from the PROW which traverses through 
the site.
·         Structural surveys – a full detailed assessment of the 
structural capability of the barns will be undertaken at the 
application stage to ensure the buildings are capable of con-
version without major or complete reconstruction.  My initial 
perusal of the documentation supports your submission. 

 
Design
 
The proposed changes to the fabric and appearance of the barns is 
not significant, as they retain their rural and former agricultural appear-
ance, helping to maintain the feel of a farmstead, rather than creating a 
suburban estate.  I would keen for the windows on a number of barns 
to arranged in a more ad-hoc fashion to pick up on the more random 
nature than windows and openings were historically inserted into 
these farm buildings, which again help to retain the rural uniqueness of 
the site.
 
I would suggest that the bin stores are reduced in size and located 
away from the frontages of the barns, as at present, they appear to be 
dominating feature of the farmstead, as standing out as being alien 
features within a farm complex.
 
Area of Outstanding Natural Beauty
 
The site lies within the Kent Downs Area of Outstanding beauty and 
you will need to demonstrate the proposal will conserve and enhance 
the Landscape character of the AONB under policy EN5 of the Sev-
enoaks ADMP.  Enhanced landscape and biodiversity enhancements 
to the farmstead would assist in meeting this requirements, including 
planting up the existing access to be closed.  In addition, external 
lighting should be kept to a minimal and the measures should be put 
in place to restrict the light spillage from within the converted units to 
help protect dark skies and avoid sites being overly prominent with the 
AONB.
 
Access & Highways
 
I would suggest that you contact Kent Highways to seek their reviews 
as the relocation of the proposed access, which appears to be a sensi-
ble solution in moving it from a bend to a straight section of road.  It 
is unlikely that the proposed residential conversion would result in a 
significant change in traffic movements to this site compared to its es-
tablished planning use. Therefore the proposal will not result in severe 
or advise highway conditions. 
 
Affordable housing
As discussed in the meeting, the threshold for affordable housing will 
change once we receive the Planning Inspectorate’s report follow-
ing the Examination in Public of our emerging Local Plan. Therefore 
at present no affordable housing contribution would be sought, but 
it would be required in the future, potentially towards the end of this 
year.

 
New Local Plan:
Sevenoaks District Council is currently undergoing the process to 
adopt a new local plan. As such, dependent upon the time of any 
planning applications submission, local policy considerations may have 
changed. Planning decisions will be based upon the adopted local 
policies at the time of the decision.
 
The applicant is advised to review the proposed timetable for the 
adoption of the new local policies, please see link below:
https://www.sevenoaks.gov.uk/info/20014/planning_policy
 
Please note the above is not intended to provide a comprehensive 
response of all issues, which may be relevant, but intends to set out 
those which I consider likely to be most pertinent to the consideration 
of an application in the event of a submission along the lines presently 
proposed.
 
Any advice given by council officers for pre-application enquiries does 
not constitute a formal response or decision of the Council with re-
gards to future planning application.
 
Any views or opinions expressed are given without prejudice to the 
consideration of any planning application, which will be subject to 
public consultation and statutory / non-statutory consultations, and the 
formal decision of the Council.
 
I would recommend that you research all relevant policies and guid-
ance and consider how they apply to your proposal, before submitting 
any planning application.
 
You should therefore be aware that officers cannot give guarantees 
about the final formal decision that will be made on your planning or 
related applications.  However, the pre-application advice will be taken 
into account in the determination of the future planning related appli-
cations, subject to the proviso that circumstances and information may 
change or come to light that could alter the position.
 
In addition, it should be noted that if the planning application is de-
layed for a significant period then any pre-application advice may be 
overtaken by changes in national, regional or local policy and guidance.
 
I hope this helps to clarify matters and should you require any further 
assistance, please let me know.
 
Many regards
 
Aaron
 
 
Aaron Hill
Development Control South Team Manager
Sevenoaks District Council | Council Offices | Argyle Road| Sevenoaks | 
TN13 1HG

APPENDIX 1 | PLANNING HISTORY
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Linda Seely (C/O Susanna Miller) 
C/O Susanna Miller 
Medway House Studio 
High Street 
Cowden 
KENT 
TN8 7JQ 

 Tel No: 01732 227000, Option 3 
 Ask for: Natalie Rowland 
 Email: planning.preapplication.advice@s

evenoaks.gov.uk 
 My Ref: PA/18/00275 
 Your 

Ref: 
 

 Date: 22nd July 2018 
 
 
Dear Linda Seely (C/O Susanna Miller) 
 
Pre-Application Advice Enquiry 
 
Site: 
 

Claydene Farm Hartfield Road Cowden KENT TN8 7HE  
 

Development: 
 

Proposed barn conversion to new residential properties. Extension of 
existing farm house and new vehicular access. 

 
 
I write in connection with our pre-application meeting which took place on 13 July 2018 
about the above proposal.  I will deal with the proposal under the following headings: 
 

 Principle of development 
 Impact on Green belt 
 Any other matters 

 
Principle of development 
 
The possibility of using the rationale of previously developed land (PDL) was discussed 
however the discussion focussed on the conversion of the existing buildings to residential 
dwellings. 
 
As the proposal would involve the loss of an agricultural unit, of upmost importance is 
whether the development complies with Policy EMP5 of the Allocations and Development 
Management Plan (ADMP).  The policy states that non-allocated lawful business premises 
such as this, are to have been unsuccessfully marketed for employment use for a period of at 
least 6 months before alternatives have been considered.  The Council will expect marketing 
to have been undertaken proactively, for appropriate business uses of the site (including 
through both re-use and redevelopment) and at the appropriate rental or purchase price for 
the type of business land and/or buildings. 
 
The Council will also consider the impact on the transport network and ensure there is no 
harm to surrounding uses, including nature conservation areas. 
 

PA/18/00275 Page 2 of 3 
 

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 planning policies. 
 
Three schemes were put forward showing either five, seven or nine dwellings.  The final 
scheme was considered to be less successful as aside from the Green Belt consideration, it 
was considered to result in overdevelopment of the site. 
 
Impact on Green Belt 
 
There is a local plan policy that permits the re-use of a building within the Green Belt - GB7 
of the ADMP.  In my view, the development would appear to fall into this category. 
 
The first point of the policy states that the new use should not have a materially greater 
impact than the present use on the openness of the Green Belt.  The information submitted 
as part of this pre-application request including the aerial imagery, shows that the current 
built form extends across a significant part of the site.  In order to demonstrate that the new 
residential dwellings would not pose more harm than the existing, it is recommended that 
calculations showing the changes to floor area and volume are submitted with any 
application.  It would also be useful to see some maps and cross sections showing the existing 
and proposed structures as layers.   
 
The applicant has confirmed that structural surveys have been carried out and that the 
schemes being put forward only include those buildings which are structurally sound, with 
the more dilapidated additions being removed.  These surveys and a method statement 
detailing the conversion would need to accompany any application.  
 
Any other matters 
 
I have set out below some other areas that we discussed - in no particular hierarchy: 
 

 Concerns over the acoustic bund and the impact that it may have on the AONB 
 Housing mix - Policy SP5.  A hybrid of schemes one and two was preferred due to the 

mix of two, three and five bed dwellings.  Further information can be found on our 
local housing needs study and our housing strategy 

 The relationship between some of the plots 
 Inadequate private amenity space serving some of the plots 
 Size of residential curtilages 
 Possible impact of development on the right of way running through site 
 New access appearing to be outside of the existing developed area 
 Wildlife and protected species throughout the site 

 
There were no issues from a design point of view with the appearance of the suggested 
proposals.  The possibility of having chimneys installed on the structures was discussed 
however on reflection, it is considered that they would have a greater impact on the 
openness of the Green Belt than the existing.  The inclusion of them would need full 
justification.   
 
Any formal planning application would need to be supported by an ecological scoping survey 
and a land contamination assessment 
 
The Planning Statement should outline how the development would preserve and enhance 
the special landscape character of the AONB.   
 

PA/18/00275 Page 3 of 3 
 

The development will be liable for Community Infrastructure Levy payment. 
 
 
Sevenoaks District Council is currently undergoing the process to adopt a new local plan.  As 
such, dependant upon the time of any planning applications submission local policy 
considerations may have changed.  Planning decisions will be based upon the adopted local 
policies at the time of the decision.  The applicant is advised to review the proposed 
timetable for the adoption of the new local policies, please see link below:  
 
https://www.sevenoaks.gov.uk/info/20014/planning_policy 
 
Any advice given by council officers for pre-application enquiries does not constitute a formal 
response or decision of the Council with regards to future planning application. 
 
Any views or opinions expressed are given without prejudice to the consideration of any 
planning application, which will be subject to public consultation and statutory / non-
statutory consultations, and the formal decision of the Council. 
 
I would recommend that you research all relevant policies and guidance and consider how 
they apply to your proposal, before submitting any planning application. 
 
You should therefore be aware that officers cannot give guarantees about the final formal 
decision that will be made on your planning or related applications.  However, the pre-
application advice will be taken into account in the determination of the future planning 
related applications, subject to the proviso that circumstances and information may change or 
come to light that could alter the position. 
 
In addition, it should be noted that if the planning application is delayed for a significant 
period then any pre-application advice may be overtaken by changes in national, regional or 
local policy and guidance. 
 
Yours sincerely, 
 
 
Natalie Rowland 
Case Officer 
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