DESIGN & PLANNING STATEMENT
FULL PLANNING PERMISSION APPLICATION

DEMOLITION OF EXISTING 2 STORY DETACHED
DWELLING, ATTACHED GARAGE, ATTACHED BARN,
STABLES & OUTBUILINGS AND CONSTRUCTION OF
REPLACEMENT 2 STORY DWELLING & GARAGE
AT

Oast Meadow, Horsmonden Road, Brenchley, TN12 7AT
FOR

Mr & Mrs M Eyre
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1

INTRODUCTION
1.1

Scope
This report relates to the application for Full Planning Permission for the Demolition of the
Existing Detached Dwelling, Attached Garage and Attached Barn, Detached Stables and
Outbuildings and the Construction of a Replacement Detached Dwelling and Garage.

1.2

Support Documents
This report is to be read with following:
20-056-01
20-056-02
20-056-03
20-056-04
20-056-05

Location & Site Plans (Existing & Proposed)
Existing Ground and First Floor Plans and Elevations
Proposed Ground Floor Plan and Elevations
Proposed First Floor, Roof and Garage Plans
Comparison Plans and Representative Sections

Photo Collection of Existing Outbuilding
Preliminary Ecological Appraisal and Bat Scoping Survey Report
Bat Emergence/Re-entry surveys

1.3

Appendixes
Appendix A
Flood Risk Assessment
Appendix B
Materials
Appendix C
Planning Application Validation Checklist
A Checklist to ensure all local and national requirements are met for the Full Planning
Application to Tunbridge Wells Borough Council.

2

MOTIVATION
The applicant need to extend their home for a number of reasons including:
a) to create a hub for the extended family following untimely bereavements
b) to accommodate the ‘new normal’ of two ‘Key Workers’ in the family who both need private
workspaces for confidentiality reasons
c) to add additional recreation space including an indoor swimming pool, needed due to the recent,
and potentially long-term, Covid restrictions.
d) to add garaging, workshop and storage space
Their first thought was to extend, under policy H11 of the 2006 Local Plan. As the current property is
‘as built’ in 1965 it would be wholly reasonable to expect that they would achieve planning permission
for an extension that increased the property’s size by 50%. In addition, a sizable rear extension with a
floor area of over 80m2, could be added under permitted development. A very large outbuilding, to
house the indoor swimming pool, could also be constructed in the rear garden, again under the existing
PD rights.
However, the applicants have always dreamed of ‘Self-Building’ their own home and the ultimately feel
that a replacement dwelling would be superior in many ways:
a) More sensitive to the site and the location
b) Better orientated to take advantage of the views
c) Provide their ideal internal layout
d) More sustainable and energy efficient
The current house is of no historic or architectural value.
The applicants are committed to the highest standards of environmental protection, but despite their
best efforts with Photovoltaic panels, Solar Thermal Tubes and a Biomass boiler, the applicants have
been unable to make the existing property energy efficient due to its design and construction. The
proposed building has a truly ‘fabric first’ approach to energy efficiency and will showcase some of the
most environmentally friendly technologies currently available.
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3

PROPOSAL
The proposal is to construct a high quality and environmentally sustainable replacement dwelling, in a
traditional agricultural barn vernacular, with a complementary detached garage.
With an exterior of rustic brick and dark, timber style, cladding, a shallow pitch roof and a single story
‘lean-to’, it has been designed to sit naturally within the linear farmyard context created by the
neighbouring converted Barns & Oast Houses.
The walls will be principally constructed of rustic red/brown bricks with some complementary timber
style cladding under a mix of slate and zinc standing seam roofs. There is a glazed atrium, under a
section of reduced height roof, dividing the house into three distinct sections to add architectural
interest and reduce its perceived bulk and mass.
The windows and door frames will be dark grey powder coated aluminium to further blend the building
into its setting.
The resulting structure will be far less obtrusive on the landscape that the, quite frankly, out of place
building that it will replace.
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4

EXISTING SITE ANALYSIS AND EVALUATION
4.1

The application site comprises of the access drive and immediate curtilage to the existing
dwelling, measures approximately 0.31Ha and lies in a rural location within the High Weald Area
of Outstanding Natural Beauty.

4.2

The application site is positioned to the east of Horsmonden Road with a large, detached property
to the south and open grassland to the north and east.

4.3

The existing house, with an attached boot room/garage and barn, together with a stable block
and existing garden sheds are to be demolished as part of the proposed works.

4.4

The garden wraps around the property and is slightly elevated to the south and west and lower
to the north and east. A large existing terrace, immediately to the rear of the house, is accessed
via two steps and has a small retaining wall.

4.5

The site is screened from Horsmonden Road (to the west) by a banked verge with a line of
mature trees and a close board fence. As Horsmonden Road drops away further there is a row
of Leylandii trees with mature native trees and established rhododendron bushes on the bank
behind that provide screening to the north west. A fence line marks the edge of the residential
curtilage to the northern and eastern boundaries, with grassland beyond. There is a large
detached, barn style, residential property, separated by a close board fence and Leylandii hedge,
to the south.

4.6

The nearest neighbouring properties are the recently converted ‘Old Cold Store’ some 32m to
the south and Nos 1 and 2 Burrs Hill Oast beyond that. Nos 1-4 Burrs Hill Cottages can be found
some 50m to the West, on the other side of Horsmonden Road. There are no other residential
properties within 80m. See drawing 20-056-01.

4.7

The existing vehicular access will be retained, linking the site to Horsmonden Road. As the
proposal is for a replacement dwelling, there will be no increase in the residential traffic.

5 PRE-APPLICATION ADVICE
5.1

Pre-application advice was sought in early June and, at the time of application in late
December, no formal response or advice has been received. Informal advice guided a general
redesign and a significant reduction (over 20%) in the size of the proposal.

5.2

The scale of the current proposal is now considered acceptable with the house being less than
150% the footprint of the existing house (or less than the current house and an achievable
extension under policy H11) at 209m2 vs 219m2 and the footprint of the attached pool room to
be less than the combined footprint of the extensions, that could be added to the existing
property via permitted development, and the barn and sheds that are to be removed at 131m2
vs 136m2. The proposed garage replaces an existing building (not included in the figures
previously mentioned) and its increase in size is insignificant compared to the potential for
permitted development outbuildings to the rear of the property.
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Fig. 1

Aerial View (©Google 2020)
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TWBC Planning Policy Designation Areas:
5.3

The TWBC planning policy online system confirms that the site falls within the following
designations:
•
•
•
•

Area of Outstanding Natural Beauty (High Weald)
Outside the Limits to built Development
Local Wildlife Site (TW34)
Ancient Woodland + 30m Buffer Area

5.4

The nearest listed buildings are Cowden (Grade II) and Flighshot (Grade II) located some 340m
and 430m distant respectively. There is no line of sight with either due to the topography of the
land. The TW34 Local Wildlife Site of Shirrenden Woods, Park and Pond, Horsmonden contains
the ancient woodland mention above and is more than 50m from the closest edge of the
proposed site. There are no know Archaeological Areas of Importance within 1km of the
application site. In addition, there are no know individual or group Tree Preservation Orders
within or close to the site.

5.5

The Environment Agency Flood Map for Planning (see Flood Risk Assessment, Appendix A)
confirms that the site is within Flood Zone 1.

The Existing Buildings:
5.6

The existing house was built in 1965 and has never been extended. It is a two-story chalet
bungalow with a steeply pitched roof, complete with two large dormers and several smaller
dormers, to maximise usable first floor accommodation. There is an attached single-story boot
room and garage. The building measures 21.4m wide and 8.3m deep with a ridge height of
approximately 8.5m.

5.7

The attached storage barn measures 3.8m wide x 7.3m deep with a roof height of approximately
2.4m.

Fig. 2

Rear elevation of existing house, garage and barn
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Fig. 3

Existing house from rear garden

Relevant Planning History
5.8

The existing dwelling was built in 1965 with an Agricultural Occupancy condition.

5.9

In June 2010, a Lawful Development Certificate for the Existing Use was issued effectively
removing the Agricultural Occupancy condition (ref: TW/10/01234/CEU).

5.10

There have been no extensions added to the property since it was first constructed.

Use
5.11

Oast Meadow is a single residential dwelling that is currently occupied by the applicants.

Proposals
5.12

It is proposed to demolish the existing dwelling, garage, attached barn, stables and sheds with
a gross footprint of 248m2 and construct a new replacement dwelling of 209m2 with an attached
single-story pool room of 131m2 and a detached garage of 91m2. The dwelling will be located in
a similar location to the existing dwelling as shown on drawing 20-056-01.

5.13

The shallow pitched roof and traditional Barn like appearance for the two-story element will
allow the proposed new building to maintain a similar ridge height, just 45cm higher than the
existing building, whilst ensuring that the additional first floor accommodation does not suffer
from reduced head room and significantly improved thermal insulation. The single-story lean-to
pool room is designed to complement the barn style vernacular.

5.14

The first-floor width of the proposed dwelling is 22m, this compares to the first-floor width of the
existing dwelling on 16.9m and the ground floor width of the structure of 24.9m, see drawing 20056-05.
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5.15

Details of the proposed new dwelling are shown on drawings 20-056-03 & 20-056-04.

5.16

The two-storey element consist of three sections. The centre section will have a lower ridge
height, contrasting roof material and glazed front and back walls. The two outer sections will be
clad in contrasting yet complementary materials to significantly reduce the perceived bulk and
mass of the building whilst adding the impression of an established agricultural heritage. The
larger section will be built of rustic style red/brown brick walls with a dark slate roof. The smaller
section will be clad in dark timber style boards under a dark slate roof. There will be extensive
‘black on black’ integrated solar panels to the south facing roof elevations.

5.17

The single storey ‘extension’ will be partially absorbed by the sloping site and will be built using
the same rustic brick walls as the element it is linked with. The shallow pitched, metal, standing
seam roof design will ensure its appearance is subservient to the rest of the property.

5.18

The proposed replacement dwelling meets the requirements of the National Space Standards
for a six bedroom, 8-person dwelling.

Materials
5.19

The proposed materials are a combination of rustic style red/brown bricks and dark timber effect
cladding to reflect the local Barn style vernacular. Windows and rainwater goods are to be
powder coated aluminium. The pitched roof will be a combination of ‘black on black’ integrated
solar panels (to generate carbon free electricity) and standard slates. The lower roof sections of
the atrium and mono-pitch lean-to will be covered with a standing seam metal roofing material.
Details are included in Appendix B.

Landscaping
5.20

The existing site is well screened generally from Horsmonden Road and beyond (see fig 1.
above) despite its raised location.

5.21

It is proposed to retain the existing boundary planting. There are no proposed changes to the
boundary treatments.

Access
5.22

The proposed dwelling will sit slightly lower than the existing property and the retained parking
area, to minimise the increase in ridge height, but the dwelling has been designed to meet the
requirements of Part M1 of the Building Regulations in terms of disabled access.

Flood Risk Assessment
5.23

Appendix A contains the requisite Environment Agency Flood Maps and an assessment of risk
from Surface Water Flooding which shows that there are no flood risks associated with this
proposal.

Arboricultural Impact
5.24

No detailed Arboriculture Tree Survey, Arboriculture Method Statement and Tree Protection Plan

are required as no trees will be directly impacted by the scheme.
Ecology and Biodiversity
5.25

Preliminary Ecology Assessment (PEA) has been carried out by ECOassistance and is
included within this submission. With the exception of the potential for Bats, minimal concerns
were raised, and no significant recommendations were made.

5.26

A Preliminary Roost Assessment was also carried out and this identified the potential for bat
roosts within the existing building. As a result, a series of bat emergence/return (Dusk/ Dawn)
surveys were undertaken, and the results are included as part of this application.
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5.27

In accordance with TWBC’s requirement to see a net gain in biodiversity on application sites in
line with NPPF paragraph 10, all appropriate bat mitigation advice will be followed, and
additional bird boxes will be installed as part of the development.

5.28

The PEA report does not recommend any additional planting within the site

Dark Skies
5.29

Due to the rural location of the proposals, consideration has been given to the impact of artificial
lighting on maintaining ‘Dark Skies’ within the AONB. This is also a consideration from an ecology
perspective.

5.30

All windows heads are designed to be easily curtained or closed off with blinds to reduce any
light pollution. Internal light fittings are to be recessed downlighters where in proximity to
windows.

5.31

External lighting fittings are to be directional and so directed to avoid light spillage onto
vegetation, particularly linear habitat features such as woodland edges or potential roosting sites
within trees and buildings and positioned to ensure that there is no light spillage on to bat box
entrances.

5.32

External security lighting is to be controlled via PIR motion sensors set with short timers to reduce
the duration of lighting. Standard external lighting to be controlled via dusk/dawn sensors with
PIR sensors set to avoid being trigger by small animals.

5.33

External lights are to be fitted with “warm white” LED emitters of a minimum 2,700°K and selected
to provide a brightness level of below 8 lux and 6 lux at 2.0m and 2.5m above the external ground
surface when operated at maximum brightness. This falls below average sunset levels of 10 lux
and main road lighting of around 20 lux.

.Sustainability / Energy Efficiency
5.34

The replacement dwelling at Oast Meadow will be designed to exceed the latest building
regulations for a new build development and will be significantly more energy efficient than the
existing dwelling which has minimal insulation in the walls and roof. The current ‘room in roof’
design is particularly challenging to insulate effectively.

5.35

The installation of an extremely energy efficient Heat Pump technology will provide heating and
hot water is planned. A dedicated Air Source Heat Pump will be used to heat the swimming pool.

5.36

Highly efficient LED lamps will be used throughout the proposed dwelling.

5.37

It is intended to construct the house from a highly energy efficient off-site manufactured timberframe or SIPs system to ensure excellent levels of air tightness and thermal insulation, therefore
reducing energy consumption well below Building Regulation requirements.

5.38

Lightweight modern methods of construction such as timber frames and SIPs panels significantly
reduce the depth requirements for foundations and any steel structures. This can dramatically
reduce the embodied CO2 energy associated with the construction of new buildings as well as
reduce the amount of necessary excavation on site.

5.39

The inclusion of additional renewable technology such as whole house Mechanical Ventilation
and Heat Recovery systems which extract warm, moist air from habitable rooms, kitchens and
bathrooms before replacing it with fresh air (pre-warmed via heat exchangers) ensures that the
interior of the house maintains an even and comfortable environment without requiring excessive
energy usage.

5.40

The southerly facing pitched roof offers an ideal surface for the inclusion of photovoltaic panels
that when combined with battery storage technology should provide a majority of the electrical
needs of the property throughout the year with surplus generation in the summer, that will be
exported to the National Grid. The garage roof will provide space for the existing solar panels to
be mounted discretely.
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Passive Solar Gains and Controls
5.41

Highly insulated and air-tight buildings have to be mindful of overheating in summer months. In
order to address this all windows are set back from the front face of the wall to allow external
blinds to be concealed with the building fabric, if required.

5.42

On the south face of the central atrium, the roof will be extended to cast a significant shadow
across the glazed south facing wall, when the sun it at its highest, during peak summertime, yet
allow the building to benefit from significant solar gain during the winter months when the sun is
lower in the sky. A near horizontal rain canopy above the front door will serve a similar purpose,
to shade the lower section of the glazed wall.

Neighbours Privacy / Overlooking / Loss of Daylight
5.43

The application site is generally secluded and has just one immediate neighbour, some 32m
distant.

5.44

The current southern elevation of Oast Meadow runs parallel to the northern elevation of the
newly converted ‘Old Cold Store’ so despite the ample separation there is some perceived
overlooking & loss of privacy. The proposed property will be rotated 30 degrees to present a
more opaque angel to the neighbouring building. Therefore, despite the buildings moving slightly
closer together, but thanks to the use of obscured glazing in the closest first floor windows and
the change in relative angles, both properties will feel significantly more private. The distance is
such that there will be no loss of daylight caused by the proposals.

Incoming Services
5.45

The existing incoming water and electricity services run to the west of the existing property.
These will be maintained to serve the new property.

Foul Drainage
5.46

The existing dwelling is connected to the public foul sewer in Horsmonden Road and the
proposed replacement dwelling will be connected to the existing drain run within the curtilage of
the property. All new drainage runs are well outside of any possible Root Protection Areas.
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Surface Water Drainage
5.47

The site is designated as “Slowly permeable seasonally wet slightly acid but base-rich loamy and
clayey soils” on the DEFRA MAGIC website and by Soilscape England. Rainwater will be
collected in an underground tank and used within the property and garden for, amongst other
things, flushing toilets and topping up the swimming pool. Surplus rainwater from the roof and
surface water from the terraces will be held in the existing attenuation tanks prior to infiltration to
ground. All new drainage runs and tanks are outside of Root Protection Areas.

Cars and Cycles
5.48

The proposal sees a reduction in hard standing, but when combined with the new garage still
provides extensive parking and turning for more than three cars in accordance with TWBC
parking standards. The new garage will provide lockable cycle storage.

Impact on the Area of Outstanding Natural Beauty and its Landscape Character
5.49

The proposals replace the existing building on the site with a new dwelling which is smaller than
the existing buildings with its potential extensions and is sited in generally the same location on
the site as the existing building.

5.50

The north elevation of the proposed replacement dwelling, as noted above, extends to 22m
compared to the existing building width totalling 24.9m as shown in drawing 20-056-01

5.51

The maximum height of the new dwelling is just 45cm above the existing ridge height.

5.52

The single storey front ‘extension’ element is subservient to the main dwelling, sitting 4.5m lower
at maximum roof level while utilising the existing topography of the site to further minimise its
bulk.

5.53

The positioning of the single storey element to the front, south-west, corner of the building
significantly limits its view from the wider countryside to the north.

5.54

The southern façade of the replacement dwelling is rotated 30 degrees from the position of the
southern façade of the existing dwelling (see drawing 20-056-01). This orientation is more
sensitive to the site, maximising the views to the north, improves the efficiency of the solar panels
and enhances the privacy of both the neighbouring property and the proposed dwelling.

5.55

The existing boundary planting to the west and north-west perimeter of the site is to be
maintained ensuring views of the new dwelling are even further limited.

5.56

The proposed new dwelling will therefore have a positive impact on the landscape character in
accordance with the requirements of Policy EN25 and Policy H10 c). The design, being that of a
typical rural barn, will enhance the landscape character by replacing a white painted, ugly and
quite frankly ‘out of place’ 1960s bungalow with a much more traditional form. The replacement
of white painted walls and white window frames and the use of more rustic and darker coloured
material will significantly reduce the visual impact of the new dwelling compared to that which it
replaces, either in its present or extended form.

5.57

The positioning on the site in proximity to the existing dwelling is in accordance with Policy H10
b).

5.58

Core Policies 4 and 14 of the TWBC Core Strategy require the conservation and enhancement
of the rural landscape and maintenance of the character and quality of the countryside.

5.59

The proposals protect and enhance the site and the character of the area as the replacement of
the existing collection of buildings with a high quality, well-designed cohesive building scheme is
an enhancement to the immediate area.

5.60

The planned addition of some native trees, the retention of numerous deciduous trees and the

addition of bird and bat boxes will improve the biodiversity of the site.
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6 LOCAL PLANNING POLICY:
6.1

The existing Local Plan is dated 2006 and consists of a number of “saved policies”. The Council
have recently completed the latest consultation on a new Local Plan. The Local Development
Scheme which came into effect in September 2019 gives an expected adoption date for the new
Local Plan as December 2021 and, as such, the new Local Plan 2016-2036 carries no significant
weight on current planning application.

6.2

The existing TWBC Local Plan includes a number of relevant policies which have been
considered during the preparation of this application.
EN1
EN25
H10
LDB1

Development Control Criteria
Development control criteria for all development proposals affecting the rural landscape
Replacement Dwellings Outside the Defined Limits to Built Development
Development outside the Limits to Built Development

In addition, a number of Core Strategy Policies from the TWBC Development Plan are relevant
to this specific application for a replacement dwelling and have been considered during the
preparation of the application and design.
CS4
CS5

Environment
Sustainable Design and Construction

7 SUMMARY
7.1

As set out above, we believe that the proposed replacement dwelling satisfies the requirements
of the policies of the Local Planning Policies in terms of:
Scale, Mass,
Appearance,
Sustainability,
Siting,
Location,
Access,
Impact on the AONB,
Arboricultural Impact,
Ecology and Biodiversity
Flood Risk

7.2

As such, we would respectfully request that the Council approve this planning application for a
replacement dwelling.
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APPENDIX A - FLOOD RISK ASSESSMENT

Fig A.i

Environment Agency Flood Map – Flood Zone
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Fig A.ii. Extent of Surface Water Flooding – VERY LOW

FLOOD RISK ASSESSMENT
A.1

The site lies within Flood Zone 1 (see fig A.i above) and lies in an area designated as ‘Very Low’
for the extent of Surface Water Flooding (see fig A.ii above).

A.2

The site lies more than 20m from the nearest river and no Environment Permit will be required.

A.3

The application site is gently sloping, falling approximately 5m from South West corner to the
most Northly point. To the west of the application site, a steep embankment falls to Horsmonden
Road . To the North a steep bank drops to agricultural land and this falls further to a stream. The
lowest point on the application site sits approximately 8m above the mean water level in
this stream.

A.4

The effect of the increase of the height of the site above the watercourse is not clear on the EA
Flood Map but, given the 8m difference between the site and the stream flooding is unlikely.

A.5

The site is designated as “slightly acid loamy and clayey soils with slightly impeded drainage” on
the DEFRA MAGIC website and by Soilscape England. Rainwater will be collected in an
underground tank and used within the property for flushing toilets and topping up the swimming
pool. Surplus rainwater from the roof and surface water from the terraces will be held in
attenuation tanks prior to infiltration to ground in accordance with SUDs techniques as shown on
drawing PL04. All new drainage runs and tanks are outside of Root Protection Areas.
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A.6

The existing buildings to be demolished have a combined footprint of 250m2. The proposed new
dwelling and garage have a combined footprint of 439m2. As such there is an increase in footprint
size.

A.7

The existing terrace / paving removed by the proposed works total 110m2 and that proposed new
terraces / paving around the new dwelling measure 97m2 giving a reduction of around 13m2. In
addition, the new terraces are to be formed of permeable paving to further reduce surface runoff.

A.8

As such, there are no Flood Risks associated with the proposed replacement dwelling and no
mitigation measures required.
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APPENDIX B - MATERIALS
Brick: Traditional, rustic red/brown bricks

Timber effect Cladding: Dark Vertical cladding, open jointed
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Rainwater Goods:
Powder Coated aluminium, RAL 7016
Windows:
Powder Coated aluminium, RAL 7016

Pitched Roofing: Integrated solar panels in a slate roof

Atrium and Pool Room Roofing: Metal standing seam roofing
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APPENDIX C
PLANNING VALIDATION CHECKLIST

Requirement
Fee

Check
Y

Drawings

Application submitted via Planning Portal

20-05601
Y
A2
Y
Y

Scale & Paper size
Paper Size
Scale Bars
North Arrow

Reports
Design & Planning
Arboriculture
PEA
Bat Emergence
Flood Risk Assessment
Sustainability / Energy
Structural Survey
Highways
Section 106
CIL Forms
Air Quality
Contamination
Noise Assessment
Ventilation / Plant

Notes

Y
N/A
Y
Y
Y
Y
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

20-05602
Y
A1
Y
Y

20-05603
Y
A1
Y
Y

Not Required, see PEA

See Design & Planning Statement
See Design & Planning Statement

20-05604
Y
A1
Y
Y

20-05605
Y
A2
Y
Y

