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5.1  SE/12/00444/FUL Date expired 26 April 2012 

PROPOSAL: The erection of a detached dwelling and double garage to 

the front of Woodland Chase to include new access to 

existing dwelling, as amended by revised plans received on 

24/04/12. 

LOCATION: Woodland Chase, Blackhall Lane, Sevenoaks  TN15 0HU  

WARD(S): Seal & Weald 

ITEM FOR DECISION 

This application was deferred at the May meeting of the Development Control 

Committee, following rejection of the recommendation to grant permission.  Since the 

meeting the applicants have lodged an appeal on the grounds of non-determination.  The 

Council still needs to decide how it would have determined the application so that it can 

respond to the appeal. The recommendation has been amended to reflect this appeal 

being lodged. 

RECOMMENDATION:  That had the Council been able to determine the application 

planning permission would have been GRANTED subject to the following conditions:- 

1) The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission. 

In pursuance of section 91 of the Town and Country Planning Act 1990. 

2) No development shall be carried out on the land until samples of the materials to 

be used in the construction of the external surfaces of the buildings hereby permitted 

have been submitted to and approved in writing by the Council. The development shall 

be carried out using the approved materials. 

To ensure that the appearance of the development is in harmony with the existing 

character of the area as supported by Policy EN1 of the Sevenoaks District Local Plan 

and Policy SP1 of the Sevenoaks Core Strategy. 

3) No development shall take place until the tree protection measures specified in 

Section 10 of the Sylvanarb Arboricultural Report submitted with the application and 

dated 5th December 2011 have been fully implemented. All tree and general protection 

measures as specified in Sections 10.2 and 10.3 of the report shall be maintained for 

the duration of the development, unless agreed otherwise in writing by the Local 

Planning Authority. 

To safeguard the visual appearance of the area as supported by Policy EN1 of the 

Sevenoaks District Local Plan and Policy SP1 of the Sevenoaks Core Strategy. 

4) Notwithstanding the submitted plans and the Sylvanarb Arboricultural Report 

submitted with the application, a scheme for the retention and protection of the Scots 
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Pine tree identified as T10 as part of the development shall be submitted to and 

approved in writing by the Local Planning Authority. The development shall be 

undertaken in accordance with the approved details. 

To allow for the retention of a tree subject to a Tree Preservation Order, in the interest of 

the visual amenities of the area, in accordance with Policy EN1 of the Sevenoaks District 

Local Plan and policy SP1 of the Sevenoaks Core Strategy. 

5) No development shall take place until full details of both hard and soft landscape 

works have been submitted to and approved in writing by the local planning authority. 

This shall include - details of fencing, gates or other boundary treatment, - planting plans, 

including trees and plants to be retained and details of new landscaping (including plant 

specifications and schedules). The plans shall include details of new planting on land to 

be retained with the existing dwelling at Woodland Chase,  planting along the access 

point to be closed, planting up any gaps on the boundary with Godwins, and a detailed 

scheme of landscaping to be undertaken on land surrounding the new access drive - 

details of all hard surfacing. If within a period of five years from the completion of the 

development, any of the trees or plants that form part of the approved details of soft 

landscaping die, are removed or become seriously damaged or diseased then they shall 

be replaced in the next planting season with others of similar size and species. The 

development shall be undertaken in accordance with the approved details prior to first 

occupation of the dwelling hereby permitted, or in accordance with a scheme of 

implementation agreed in writing by the Local Planning Authority. 

To safeguard the visual appearance of the area as supported by Policy EN1 of the 

Sevenoaks District Local Plan and Policy SP1 of the Sevenoaks Core Strategy. 

6) No development shall take place until a revised plan showing visibility splays to 

take into account the tangent of the road has been submitted to and approved in writing 

by the Local Planning Authority. The amended visibility splays shall be provided prior to 

first use of the access and maintained thereafter at all times. 

In the interest of highway safety as supported by Policy EN1 of the Sevenoaks District 

Local Plan. 

7) The pedestrian and vehicular accesses shown on the approved drawings shall be 

laid out and constructed concurrently with the carrying out of the development to which it 

relates and brought into use before the first occupation or use of the development. 

In the interest of highway safety as supported by Policy EN1 of the Sevenoaks District 

Local Plan. 

8) Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 1995 (As amended), no walls, gates or other means of 

enclosure shall be erected on the site frontage with Blackhall Lane, other than as may be 

approved under condition 5 of this permission. 

To ensure that the appearance of the development is in harmony with the existing 

character of the area as supported by Policy EN1 of the Sevenoaks District Local Plan. 

9)  The development hereby permitted shall be carried out in accordance with the 

following approved plans:  110704/01A, 110704/02B, 110704/03B, 110704/04C, 
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110704/05C, 110704/06, 1959so01, 1959so02 and unnumbered site location plan 

received on 06/03/12 

For the avoidance of doubt and in the interests of proper planning 

10) The development shall achieve a Code for Sustainable homes minimum rating of 

level 3. Evidence shall be provided to the Local Authority -  

i) Prior to the commencement of development, of how it is intended the development will 

achieve a Code for Sustainable Homes Design Certificate minimum level 3 or alternative 

as agreed in writing by the Local Planning Authority; and  

ii) Prior to the occupation of the development, that the development has achieved a Code 

for Sustainable Homes post construction certificate minimum level 3 or alternative as 

agreed in writing by the Local Planning Authority. 

In the interests of environmental sustainability and reducing the risk of climate change 

as supported by Policy SP2 of the Sevenoaks Core Strategy 

11) The existing vehicle access shall be closed upon first use of the new vehicle 

access hereby permitted. 

In the interest of highway safety as supported by Policy EN1 of the Sevenoaks District 

Local Plan. 

12) Prior to the commencement of development, measures to enhance biodiversity on 

the site shall be submitted to and approved in writing by the local planning authority. 

Such measures should include the use of bat bricks and tiles within the new buildings 

and/or bat boxes within the site. The approved details shall be installed prior to first 

occupation of the units and maintained as such thereafter 

To provide opportunities to conserve and enhance biodiversity on the site, in accordance 

with Policy SP11 of the Sevenoaks Core Strategy. 

13) The developer shall afford access at all reasonable times to any archaeologist 

nominated by the Local Planning Authority and shall allow him/her to observe the 

excavations and record items of interest and finds. The developer shall inform the County 

Archaeologist of the start date of construction works on site not less than two weeks 

before the commencement of such works. 

To ensure that features of archaeological interest are properly examined and recorded. 

14) The side (north west) facing window to bedroom 2 shall be installed as a high 

level window with a minimum cill height of 1.7 metres above floor level, and shall be 

maintained as such thereafter. 

To safeguard the privacy of residents as supported by Policy EN1 of the Sevenoaks 

District Local Plan. 

In determining this application, the Local Planning Authority has had regard to the 

following Development Plan Policies: 
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The South East Plan 2009 - Policies H4, BE4, BE6 

Sevenoaks District Local Plan - Policies EN1, EN23 

Sevenoaks District Core Strategy 2011 - Policies LO1, LO2, SP1, SP2, SP3, SP5, SP7, 

SP11 

The following is a summary of the main reasons for the decision: 

The development would preserve the setting of the special character and appearance of 

the Conservation Area. 

The site is within the built confines of the settlement where there is no objection to the 

principle of the proposed development. 

The scale, location and design of the development would respect the context of the site 

and safeguard the visual amenities of the locality. 

The scale, location and design of the development would preserve the character and 

appearance of the Area of Outstanding Natural Beauty. 

Description of Proposal 

1 This application seeks planning permission to erect a detached dwelling and 

garage within the existing front garden to Woodland Chase. 

2 The new dwelling would be sited approximately 20 metres from the front 

boundary of the site. The dwelling would be arranged over three floors, with the 

top floor contained within the roofspace. The overall height of the dwelling is 

proposed at 8.75 metres. The footprint would measure approximately 19 metres 

in length and 7.3 metres in depth. 

3 The dwelling would be sited approximately 8 metres from the side boundary with 

the neighbouring property at Godwins and approximately 19 metres from the 

flank wall of Godwins as recently extended. A minimum distance of 20 metres 

would be maintained between the proposed dwelling and the existing dwelling at 

Woodland Chase, and the proposed dwelling has been orientated to avoid direct 

overlooking towards this property. 

4 The proposal also includes a detached double garage which would be 5.5 metres 

in height and sited between the proposed house and road frontage. 

5 Access to the new dwelling would be via a new single entrance point from 

Blackhall Lane serving the existing dwelling, as well as a further new dwelling 

already approved to the rear of the site. The existing access point would be closed 

off.  

Description of Site 

6 Woodland Chase is a large 20th Century dwelling set within substantial 

landscaped grounds. It forms one of three residential properties, all of similar 

scale and plot size on the southern side of Blackhall Lane. The dwellings and their 
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immediate gardens all fall within the built confines of Sevenoaks, but a large part 

of the rear gardens are designated as Green Belt. 

7 The property is sited adjacent to the Wildernesse Conservation Area, the boundary 

of which lies on the north side of Blackhall Lane.  

8 The site also falls within the boundaries of the Kent Downs Area of Outstanding 

Natural Beauty. A number of trees on site are individually protected by a tree 

preservation order. 

9 Whilst the site is currently occupied by one dwelling, planning permission exists 

(SE/11/01002) for a new dwelling to be erected to the rear of the existing 

dwelling. 

Constraints 

10 Area of Archaeological Potential 

11 Area of Outstanding Natural Beauty 

12 TPOs on individual trees within the site 

13 The rear garden of Woodland Chase is partially within the Green Belt 

14 Adjacent to Wildernesse Conservation Area 

Policies 

South East Plan  

15 Policies – H4, BE4, BE6 

Sevenoaks District Local Plan  

16 Policies – EN1, EN23 

Sevenoaks Core Strategy  

17 Policies – LO1, LO2, SP1, SP2, SP3, SP5, SP7, SP11 

Other 

18 The National Planning Policy Framework 

Planning History 

19 SE/11/01002 – Erection of a detached dwelling to the rear of the existing 

dwelling at Woodland Chase - Approved 

SE/10/02080 – Erection of a two storey extension to rear and two storey 

extension to side of house and connecting passage to garage – Approved 
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SE/06/01442 – Erection of five new dwellings & alterations to garaging to the 

three dwellings (Godwins, Brackens and Woodland Chase)  that will remain on the 

site – Refused. Allowed on appeal.  (Attached Appendix 1) 

SE/05/02635 - Two storey extension to rear & side of house utilisation of existing 

loft space and single storey link to garage - Approved 

(Neighbouring Property) SE/10/02490 - Demolition of existing single storey 

building and erection of a part two storey and part single storey extension to 

Godwins and a triple garage.  Erection of a detached dwelling and garage within 

the grounds of Godwins. 

Consultations 

Sevenoaks Town Council 

20 Sevenoaks Town Council noted the Inspector’s comments in allowing the appeal 

in 2007. Nonetheless the Town Council is concerned that the siting of the 

proposed dwelling is not in keeping with the surrounding area and would 

therefore recommend refusal. 

SDC Tree Officer  

21 This proposal shows the losses of a number of trees to accommodate the new 

build. Only one of these trees is protected under TPO 17 of 2004, which is the 

Pine tree currently located immediately north east of the existing garage. I cannot 

see a reason why this should be removed and suggest that it could be integrated 

into the proposed scheme. I was unable to take measurements from this tree due 

to the amount of Ivy upon its trunk. I suspect however that it will be within what 

should be the root protection zone of this tree. I therefore suggest that tree 

protection details should be provided. This should be applied to all trees shown to 

be retained as part of this scheme.  

22 No details of landscaping have been supplied. I suggest that a detailed 

landscaping scheme is conditioned as part of any consent provided. 

KCC Highways  

23 It appears that there is a succession of applications here involving an evolution 

of replacement access details, namely with respect to visibility splays, access 

width and local widening at the access mouth to prevent backing up onto the 

highway.  I confirm I have no objection to the proposal.  Please advise the 

applicant however that closing the existing access and providing the new access 

proposals, will be subject to a Section 278 agreement with the highway authority. 

24 It is considered that location of the speed limit and local street lighting may also 

require some adjustment with these proposals. 
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Thames Water  

25 No objection 

Representations  

26 9 letters of objection received (including a number of letters/responses from the 

occupants of the neighbouring property) 

• The previous appeal decision has now expired. It is not valid to use this 

appeal decision to allow a new dwelling 

• The current scheme bears no relation to the appeal scheme 

• The addition of a third property on the site would be out of keeping with the 

area 

• The plot is too small 

• The plot is surrounded by Green Belt, AONB and conservation area 

restrictions 

• The proposal is likely to devalue properties in the area 

• Loss of trees 

• The relationship between the proposed dwelling and Godwins is too close 

• The block plan does not include the extension built to Godwins 

• The proposal would affect the setting of Godwins as a local heritage asset 

• Loss of privacy to Godwins 

• Potential loss of boundary screening between the site and Godwins 

• The dwelling would be too close to the road and out of character 

• The consultation period should be extended 

• The proposal would represent overdevelopment of the plot 

27 Councillor Hogarth has referred the application to committee on the following 

grounds - overdevelopment of the site (in view of the application to the rear as 

well), impact on the spacious, wooded residential character of the area, impact on 

the street scene (in view of the additional driveway. 

Group Manager - Planning Appraisal 

Principle of development 

28 The site lies within the built confines of Sevenoaks and policies LO1 and LO2 of 

the Core Strategy seek to direct housing development to locations within the area 

suitable for housing development. 

29 The site forms part of the garden to Woodland Chase and previous amendments 

to PPS3, which has now been superseded by the National Planning Policy 

Framework (NPPF) removed gardens from the definition of “previously developed 

land”. Whilst the NPPF places an emphasis on development of previously 

developed land, this does not preclude other land, such as gardens, from being 

developed, provided such development is in suitable locations and relates well to 

its surroundings. Paragraph 53 of the NPPF states that local planning authorities 

should consider setting out policies to resist the inappropriate development of 

rear gardens where this would cause harm to the local area. This is broadly 

consistent with Policies SP1 and SP7 of the Core Strategy which include criteria 
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that development should not compromise or harm the distinctive character of an 

area. On this basis, the development of this site should not conflict with the aims 

of the NPPF provided that the development is not harmful to the character of the 

surrounding area.  

Impact upon the character and appearance of the area, including the adjacent 

conservation area 

30 Woodland Chase is a substantial residential plot, measuring around 65 metres in 

width and 270 metres in length. It is one of the larger residential plots in the 

surrounding area. The plot also benefits from significant tree and landscape 

cover, typical of residential plots in the local area. The effect of this is that the 

dwelling at Woodland Chase is only really visible from the access to the property 

in a glimpsed view from the road, as are many of the surrounding dwellings. This 

is a key component of the character of this part of Blackhall Lane, although 

properties further along the lane are more visually exposed. 

31 As reported earlier, the site already benefits from planning permission for the 

erection of a dwelling to the rear of the existing dwelling. This dwelling would be 

set some 80 metres from the road frontage and accessed via a curved drive with 

intervening vegetation to screen the development. The permission for this 

scheme has not, to date, been implemented. 

32 The new dwelling would be sited within the front garden of the existing property 

and is of slightly smaller proportions, height and scale than the existing dwelling.  

Much of the existing boundary vegetation would remain, with further new planting 

proposed to the front boundary where the existing access point will be closed. 

Whilst the dwelling would be sited much closer to Blackhall Lane than the existing 

property, a set back of some 20 metres would still be maintained and the new 

dwelling would follow a similar building line to the property at Godwins next door. 

Likewise, gaps in the region of 20 metres would be maintained to the existing 

dwelling at Woodland Chase and Godwins respectively. 

33 Whilst the proposal would result in a degree of change, it is important to consider 

whether such change would be harmful to the established character of the area. 

The proposed dwelling would occupy a site of good proportions for modern 

housing development, with a density in the region of 7 dwellings per hectare, 

which is very low in comparison to the 40 dph target under Policy SP7 of the Core 

Strategy. Much of the existing landscaping on the boundary of the site would be 

retained.  The development would, in my opinion, still portray a spacious and 

secluded character typical of the existing road. 

34 In forming this opinion I have given significant weight to an appeal decision of 

2007 for the erection of 5 additional dwellings on this site and the two 

neighbouring properties (Godwins and Brackens). A copy of the appeal decision 

and a site plan of the scheme is attached as an appendix to this report. Members 

will note the comments made by the Inspector in paragraphs 13-18 and the 

specific reference to the erection of a dwelling in the same location as now 

proposed (this site is referred to as plot 1 in the appeal decision). Whilst the 

appeal scheme was not implemented, the analysis made by the Inspector should 

still hold weight.  The scale and proportions of the dwelling proposed on plot 1 

were very similar to the current proposal. 
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35 It is accepted that the current scheme does differ to the appeal scheme insofar 

that it is an application for a single dwelling, and does not include the provision of 

an access road between the site and the dwelling at Woodland Chase. However 

the position of the access and the impact of the proposal from Blackhall Lane 

would remain very similar to the appeal scheme.  It is also recognised that the 

dwelling at Godwins has been extended, although I consider the gap of 19 metres 

that would be maintained between these properties to be generous. 

36 The tree officer has commented that one tree shown for removal is subject to a 

Tree Preservation Order. The tree in question is a Scots Pine and the tree officer is 

of the opinion that it could be retained as part of the scheme. This can be secured 

by condition. Otherwise, no objection is raised to the removal of selected (and 

unprotected) trees on the site. 

37 The Wildernesse Conservation area boundary runs along Blackhall Lane, and 

regard should be given to the impact on the setting of this conservation area. 

Taking into account the position of the dwelling at 20 metres from the roadside, 

and the winding, vegetation-lined character of the road, I do not consider that it 

would adversely affect views of or the setting of the adjacent conservation area. 

38 It is also noted that an application was made to English Heritage around 18 

months ago to list the neighbouring dwelling at Godwins. English Heritage did not 

consider the building to be of such merit to warrant listing, but did consider that it 

had local interest. The NPPF allows for the impact of a development proposal on 

an “undesignated heritage asset” to be taken into account as part of a planning 

application. However given the distance maintained between the proposal and 

Godwins, together with the benefit of boundary screening, I do not consider that 

the proposal would have any harmful impact on the setting of Godwins.  

39 The properties on the south side of Blackhall Lane (including the application site) 

fall within the Kent Downs Area of Outstanding Natural Beauty. However the site 

would be developed at a low density and would maintain a landscaped character 

through the retention of most existing landscaping and the addition of new trees. 

Taking this into account, I do not consider that the erection of an additional 

dwelling in this location would harm the wider landscape. This was also the view 

of the previous appeal inspector. 

40 Taking the above factors into account, I consider that the low-density 

development as proposed would accord with Policy SP7 of the Core Strategy, as 

whilst it would not meet the standard 40dph policy target, it would not 

compromise the distinctive character of the surrounding area, which is the 

overriding consideration under this policy. The siting, scale and design of the 

proposal would relate well to the surrounding area, would not harm the setting of 

the adjacent conservation area and would not conflict with Policies EN1 or EN23 

of the Local Plan, nor Policy SP1 of the Core Strategy. The proposal would not 

cause harm to the wider landscape setting of the AONB and as such would not 

conflict with Policy LO8 of the Core Strategy. 

Impact upon neighbouring amenities 

41 The closest properties to the proposed development would be the existing 

dwelling at Woodland Chase and the dwelling at Godwins. 
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42 The flank wall of the proposed house would face towards the flank wall of 

Godwins, with a good degree of screening on the boundary. At a distance of 19 

metres, I consider this separation between the flank walls to be significant, and 

sufficient to ensure that the proposed dwelling would not lead to any undue loss 

of light or outlook to the occupants of Godwins.  

43 The existing occupants of Godwins have raised concern over the existence of a 

bedroom window in the side elevation facing their property. Whilst I consider that 

this would be screened by the boundary vegetation, the applicant has agreed to 

amend this window to a high level one, and to provide a further window in the 

front elevation of the building to serve this bedroom. In my opinion, whilst the 

proposed dwelling would bring residential development closer to the occupants of 

Godwins, the separation and screening between these properties would still be 

significant and well in excess of normal amenity standards. 

44 The proposed dwelling has been sited to avoid directly facing the existing dwelling 

at Woodland Chase. Due to their orientation, a minimum distance of 20 metres 

would be maintained at the closest point between the two dwellings, although 

most of the proposed dwelling would be sited in excess of 21 metres from 

Woodland Chase. The layout of the proposed dwelling has been designed to avoid 

overlooking towards Woodland Chase, and the first floor windows proposed in the 

rear elevation are either secondary windows or non-habitable. The existing garage 

at Woodland Chase also limits any potential overlooking to a degree. New planting 

is proposed between the two dwellings and the scheme has clearly been designed 

with the support of the occupants of Woodland Chase, who own the application 

site. This relationship is almost identical to the one allowed on appeal and I 

consider this to be acceptable. 

45 Policy EN1(3) of the local plan seeks to ensure that developments do not have an 

unacceptable impact upon neighbouring properties. For the reasons given above I 

consider that the proposal would accord with this policy criteria. 

Impact upon highways safety 

46 The new access has already been approved as part of the consent for the new 

dwelling to the rear of Woodland Chase. The proposal would result in further use 

of this access point by an additional dwelling. Kent Highways raise no objection to 

the additional traffic generated, nor to the capability of the access on highways 

safety grounds. As such, I consider that the proposal would not cause any 

highways safety issues, and would accord with Policy EN1(6) of the local plan. 

Affordable Housing 

47 Under Policy SP3 of the local plan, there is a requirement for all new housing 

development to contribute towards affordable housing provision within the 

District. In this instance, a financial contribution is required under the policy. The 

required contribution towards affordable housing has been calculated at 

£66,930, and the applicant has agreed to pay this figure. At the time of writing, 

the S106 agreement has not been completed although I should be in a position to 

update Members at Committee. 
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Other matters 

48 Local residents have raised a number of issues regarding this application, most of 

which are covered earlier in the report. In response to the outstanding queries –  

• The possible loss in value of neighbouring properties cannot be taken into 

consideration as part of the planning assessment. 

• A further neighbour consultation exercise has been undertaken to clarify 

some confusion over the notification process originally carried out. 

Conclusion 

49 For the reasons given above, I would conclude that the proposal would accord 

with development plan policies and as such I recommend that planning 

permission be granted, subject to completion of a S106 agreement to secure the 

required Affordable Housing contribution. 

Background Papers 

Site and Block Plans, Appeal Decision and relating plan 

Contact Officer(s): Mr A Byrne  Extension: 7225 

Kristen Paterson 

Community and Planning Services Director 

Link to application details: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=summary&keyVal=LZJCL9BK0CR00  

Link to associated documents: 

http://pa.sevenoaks.gov.uk/online-

applications/applicationDetails.do?activeTab=documents&keyVal=LZJCL9BK0CR00 
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PROPOSED PLAN 
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APPENDIX 1 
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APPENDIX 2 - PLAN RELATING TO APPEAL DECISION 

 

 

 

 

 


