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REPORT SUMMARY 
 

REFERENCE NO -  20/02888/FULL 

APPLICATION PROPOSAL 

Demolition of Coursehorn Dutch Barn and the erection of a replacement building for the 

creation of three residential dwellings together with parking and landscaping. 

ADDRESS Barn Course Horn Lane Cranbrook Kent TN17 3NR   

RECOMMENDATION – Refuse (see section 11.0 for full recommendation) 

SUMMARY OF REASON FOR REFUSAL 

• The proposal would introduce an unjustified new residential use in to an unsustainable 
rural location. 

• The site is not considered to be previously developed land and also lies outside the 
Limits to Built Development as defined within the Tunbridge Wells Borough Local Plan 
2006, which indicate the most sustainable areas for new housing development.  

• The creation of front gardens would harm the character and appearance of the rural 
lane.  

• It is not considered that any planning benefits from the development when compared 
with the extant planning approval such as the improvements to design efficiency 
significantly and demonstrably outweigh the harm it causes and the proposal would not 
constitute sustainable development.  

INFORMATION ABOUT FINANCIAL BENEFITS OF PROPOSAL 

The following are considered to be material to the application: 

Contributions (to be secured through Section 106 legal agreement/unilateral 
undertaking):  

Net increase in numbers of jobs: N/A 

Estimated average annual workplace salary spend in Borough through net increase in 
numbers of jobs: N/A 

The following are not considered to be material to the application:  

Estimated annual council tax benefit for Borough: £536.25 

Estimated annual council tax benefit total: £5362.65 

Annual New Homes Bonus (for first year): £3000.00 (if approved) 

Estimated annual business rates benefits for Borough: N/A 

REASON FOR REFERRAL TO COMMITTEE 

The application has been called in by Councillor Holden, as although this is potentially against 
AONB policy, this is considered to provide environment enhancement’s and road safety 
improvements compared to the extant planning permission to convert the barn.   
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Application No. Proposal Decision Date 

19/02166/FULL Conversion of Coursehorn Dutch Barn to three 

residential dwellings together with parking and 

landscaping 

Granted 19/11/19 

18/03832/FULL Proposal: Demolition of storage shed, change of 

use and conversion of barn to create 4no. 

residential dwellings with parking and 

landscaping. 

Withdrawn  07/03/19 

 

06/03549/AGRIC Article 3 Submission - Rebuild of agricultural 

building 

Prior 

Approval 

not 

Required 

21/12/06 

02/00036/FUL 

 

Conversion of barn into 2 residential units Refused 

Appeal 

Dismissed 

13/06/02 

82/00696/FUL 

 

Conversion of barn into 2 dwellings and 

construction of garage with studio 

Granted 12/11/82 

80/00730/FUL Conversion of barn to dwelling and ancillary 

buildings 

Granted 03/10/80 

 

 
MAIN REPORT 
 
1.0 DESCRIPTION OF SITE 
 
1.01 The site is located approximately 1.6km to the east of Cranbrook centre. It is on the 

south side of Coursehorn Lane, a private road, within the small settlement of 
Coursehorn, with existing houses to the west, north and east and the larger buildings 
of the Dulwich Preparatory School, just beyond the houses to the north. 
 

1.02 The site itself is broadly flat, with a gentle slope down to the south, away from the 
lane. It is located outside the LBD and within the High Weald Area of Outstanding 
Natural Beauty. 
 

1.03 The existing buildings at the site comprise a large Dutch barn, a lean-to shed, which 
is attached to the south elevation of the barn and a single storey dilapidated 
outbuilding. The barn is steel framed and clad in a black finished corrugated material 
and is enclosed apart from its eastern most pair of bays, which are open fronted. The 
bay at the western end is finished in brickwork and render. Redundant grain silos 
occupy the enclosed bays of the Dutch barn. The lean-to shed is also steel framed 
and clad and is open-ended. The outbuilding has boarded walls above a low brick 
plinth and corrugated roof. Prior approval was granted for a barn to the south in 2006 
but was never built. 
 

1.04 Coursehorn Lane (a private land and not adopted highway) runs immediately 
adjacent to the north side of the Dutch Barn. To the west there is a pond and to the 
east is an area of hardstanding which in part is used as access, car parking and 
garaging serving Nos. 1 and 2 Coursehorn Cottages. 
 

1.05 The surrounding area is characterised to the south by open agricultural land with 
sporadic residential development located along Coursehorn Lane. The largest 
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established development nearby is the Dulwich Preparatory School to the north of 
the site.  
 

1.06 Opposite the site and to the east of the access to the school is a Grade II listed 
building known as (in its list description) ‘barn 50 yards south of Coursehorn’. To the 
north-west of the site and to the west of the access to the Preparatory School, is 
another Grade II listed building known (in its list description) as ‘Oast and Granary 40 
yards south of Coursehorn’. Both of these buildings have been converted to 
residential dwellings. Lastly, further to the north and within the school complex is the 
Grade II* listed building called ‘Coursehorn’. 
 

1.07 Several of the properties around the site (those at Coursehorn Barn and the three 
properties in the former oast to the east) have been converted from former 
agricultural buildings. 
 

1.08 A number of public rights of way also run in close proximity to the site, with 
Coursehorn Lane forming part of a Restricted Byway network; two Public Footpaths 
are located at the end of the land heading north and east. 

 
2.0 PROPOSAL 
 
2.01 This application seeks permission to demolish Coursehorn Dutch Barn and erect a 

replacement building of similar size and scale and design, providing three residential 
dwellings together with parking and landscaping.   

 
2.02 Following the demolition of the Dutch barn the proposed new building would be sited 

so it is set back from Course Horn Lane to the north by approximately 6m creating 
space for a short front garden and offering the opportunity to provide some parking 
and amenity space before the lane.   

 
2.03 The proposed building design would be a new purpose-built replacement building of 

similar appearance to the existing Dutch barn.  It would be of the same, height, size 
and scale and include a single storey extension to make reference to the existing 
lean to shed attached on the rear of the existing barn. The building would have 
narrow vertical framed aluminium window and door treatments.   

 
2.04 The building would be clad in profile dark finished metal cladding, with a standing 

seam roof and brickwork at the bay end to reference the existing brickwork feature. A 
statement Reasons for Conversion over replacement has been provided by KDS Ltd. 

 
2.05 The proposal would provide a total of 12 parking spaces, two allocated parking 

spaces to the front to serve Unit two and a visitor space. Parking for Unit one would 
be provided on the western side of the building, plus two visitor spaces; and parking 
for Unit three and three visitor parking spaces would be provided to the eastern side. 
The proposal includes trees and landscaping along the frontage before the road. 

 
2.06 The applicants have provided a Travel and Sustainability Assessment prepared by 

RSPD August 2020.  This confirms the application would provide on-site electric 
vehicle charging allowing for 13, 6 kW (16 A) chargers for each dwelling and a pair of 
standard unisex electric cycles or cycle vouchers to the legal occupiers of each 
dwelling, upon completion of each dwelling. 

 
2.06 Each dwelling would be provided with rear gardens, and the gardens will be 

separated using native hedgerows and post and rail fencing. Similar to the previous 
approved scheme, a structural landscape belt and ecology corridor will be created at 
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the end of the garden areas to create a buffer between the newly formed residential 
curtilage and the agricultural field to the south.  The applicants have provided a 
Landscape Ecological Management Plan (LEMP) to secure the long-term 
management of this area.  The application also includes an Ecological Impact 
Assessment undertaken to assess the impact in respect of the proposed 
Development. Essentially this provides the details of the mitigation and 
enhancements and refers to the same plan provided for the LEMP.  

 
3.0 SUMMARY INFORMATION 

 Extant 

permission 

19/2166 FULL 

Proposed Change 

(+/-)  

Site Area 0.32 0.32 0 

Car parking spaces (inc. disabled) 7 12 +5 

No. of storeys 2 2 0 

Max height 7.5m 7.5m 0 

Size of building 36.7m by7.8m 

deep 

36.7m by7.8m deep 0 

No. of residential units 3 3 0 

No. of bed spaces 4 4 0 

No. of affordable units none none 0 

Walls  Weatherboarding 

in black timber 

finish 

Metal profiled vertical 

cladding and 

brickwork 

 

Roof   Standing seem roofing  

Windows  

Larch doors  

Powder coated 

aluminium 

 

 
4.0 PLANNING CONSTRAINTS 

• Agricultural Land Classification Grade 3 (This information is taken from the MAFF 
1998 national survey series at 1:250 000 scale derived from the Provisional 1” to 
one mile ALC maps and is intended for strategic uses. These maps are not 
sufficiently accurate for use in assessment of individual fields or sites and any 
enlargement could be misleading. The maps show Grades 1-5, but grade 3 is not 
subdivided). 

• Area of Outstanding Natural Beauty (AONB) (statutory protection in order to 
conserve and enhance the natural beauty of their landscapes - National Parks and 
Access to the Countryside Act of 1949 & Countryside and Rights of Way Act, 
2000) 

• Potential Archaeological Importance  

• Outside Limits to built development (LBD)  

• Coursehorn Lane is a Public Right of Way 

• Several listed buildings in the vicinity: Coursehorn and Old Cloth Hall (Grade II*); 1 
& 2 Coursehorn  Barn, Coursehorn Oast/Granary, Weavers End, Cloth Hall Oast 
(Grade II listed) (statutory duty to preserve or enhance the significance of heritage 
assets under the Planning (Listed Buildings & Conservation Areas) Act 1990) 

• Consult KCC on Major Planning Applications Or Equivalent Only (including 
Reserved Matters) 

• Consult KCC on Planning Apps 1-9 New Dwellings Or Equivalent, Or Major Apps 
& Res Matters 
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5.0 POLICY AND OTHER CONSIDERATIONS 
The National Planning Policy Framework (NPPF): 2019 
National Planning Practice Guidance (NPPG) 

 
Development Plan:  
Site Allocations Local Plan Adopted 2016  

• Policy AL/STR 1: Limits to Built Development 
 
Tunbridge Wells Borough Core Strategy 2010 

• Policy 1: Delivery of Development 

• Policy 4: Environment 

• Policy 5: Sustainable Design and Construction 

• Policy 6: Housing 

• Policy 7: Employment Provision 

• Policy 14: Development in the Villages and Rural Areas 
 

Tunbridge Wells Borough Local Plan 2006  

• Policy LBD1: Development outside the Limits to Built Development 

• Policy EN1: Development Control Criteria 

• Policy EN8: Lighting 

• Policy EN25: Development Control Criteria for all Development proposals 
affecting the rural landscape 

• Policy H13: Conversions of Rural Buildings to Residential Use Outside the 
Defined Limits To Built Development 

• Policy TP4: Access to the road network 

• Policy TP5: Vehicle Parking Standards 
 
Supplementary Planning Documents: Borough Landscape Character Area 
Assessment 2002: Second Edition; Rural Lanes Supplementary Planning Guidance 
(January 1998) 

 
Other documents: Kent Design Guide Review: Interim Guidance Note 3 (Residential 
parking); High Weald AONB Management Plan 2014-2019 

 
6.0 LOCAL REPRESENTATIONS 
 
6.01 A site notice was displayed on the 9th November for 21 days.  
 
6.02 7 responses to the proposal have been received in support, raising the following 

comments (summarised): 
  

- Sustainable construction  

- Makes more sense 

- Road/Highway safety 

- Concern for safety from tractors 

- Question whether structure of barn can actually take conversion 
 
7.0 CONSULTATIONS 
 
7.01 Historic England (19.11.20) – no comment 
 
7.02 Mid Kent EP (09.12.20 No objection subject to conditions 
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There is no indication of contaminated land or poor air quality on the site.   
 

A condition regarding installation of external lighting on site is recommended.  It is 
important that the Mid Kent Environmental Code of Development Practice is 
complied with throughout the development of these dwellings. 

 
No external lighting should be installed on the site without the prior written consent of 
the Local Planning Authority. 

 
Informatives: 
As the development involves demolition and construction I’d recommend that the 
applicant is supplied with the mid Kent environment for code of development practice 
broad compliance with this document is expected.  

 
7.03 TWBC Conservation Officer 23.11.20 – The latest application for this site now 

proposes total demolition of the Dutch barn and replacement with new structure.  
The replacement is very similar to the existing and the elevation treatments, form, 
and cladding of the building will maintain the agricultural aesthetic, and the boundary 
treatments appropriate to the rural setting.  As with the last application, therefore I 
can support this as sustaining the significance of the nearby listed buildings.  If the 
officer is minded to approve then I would suggest a condition to request details 
including type source and finish of external materials.   

 
7.04 KCC Highways (9.11.20) – below threshold for comment 
 
7.05 Client Services (16.11.20): Provision of appropriate number and size of bins will be 

required.  
 
7.06 TWBC Landscape & Biodiversity Officer: The application is supported by suitable 

ecological reports by Native Ecology and using both previous surveys from other 
consultants and more recent surveys and evaluations by themselves.  These are by 
suitable professionals to recognised methodologies and so they are broadly 
accepted.  

 
Landscape and Ecological Management Plan-The purpose is explained succinctly 
within the report: 
“1.2 The purpose of the LEMP is to detail the ecological status of the site and its 
future management post development. 
1.3 The LEMP details how the site will be maintained to provide suitable habitat for 
protected and notable species associated with the Site and surrounding area, as well 
as enhancement measures to increase the overall biodiversity value of the site”. 

 
This it does and it includes a Landscape planting plan with biodiversity 
enhancements drawing 0347/20/B/1.  Both the measures outlined in the report and 
details shown on the drawing can be secured by condition that requires the long term 
retention and maintenance of the proposed mitigation. Further measures must be 
sought with regards mitigation for brown long eared bats in the form of an over sail of 
the roof on the western gable end, with timber beams to provide a feeding perch and 
bat tubes within the gable wall. It is suggested that a timber bin/log store would 
provide mitigation for the brown long eared bats but must be of suitable height or 
scale to be effective. 

 
The report does at 4.10 refer to the potential effects on great crested newts being 
dealt with under the District Licensing Scheme.  The certificate for such schemes 
issued by Natural England must be provided to the LPA prior to determination. 
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Alternatively the applicant should be asked for an onsite scheme of mitigation and 
enhancement. 

 
Ecological Impact Assessment 
The purpose of this report (2.1) is to provide details of “an Ecological Impact 
Assessment (EcIA) undertaken in respect of proposed Development” at Course Horn 
Barn. Essentially this provides the details of the mitigation and enhancements and 
refers to the same plan as above but for the sake of completeness should be in 
included within the same condition. 

 
A condition is recommended for external lighting and request that the pond, which 
will be effected by the proposal is included within the management proposals. This 
would also ensure a long term net gain in biodiversity.  Overall subject to the 
conditions and inclusion of the pond it is likely that the scheme will result in a long 

term benefit for biodiversity. 
 
8.0 APPLICANT’S SUPPORTING COMMENTS  
 
8.01 The proposed development accords with the provisions of the NPPF as to constitute 

sustainable development it would represent an improvement in the design and 
external appearance over that of the extant scheme. There are material 
considerations that indicate an approved approval, namely the extent permission 
which represents a realistic fall-back position, and a lack of five-year deliverable 
housing supply, that engages the presumption in favour of development  

 
8.02 The scheme has been previously assessed for the conversion of the barn into three 

dwellings where this is a similar proposal would not result in any adverse or negative 
environmental impacts i.e. no significant harm to the landscape or heritage assets. 

 
8.03 The application is supported and demonstrates a range of tangible environmental 

benefits notably the provision of EV charging points cycle vouchers or cycles and a 
range of local transport cycle, bus and walking routes, to encourage more 
sustainable forms and low carbon energy sources of transport.   

 
8.04 Finally the use of a replacement building would be more energy efficient and result in 

a lower carbon footprint then a conversion. Given this we consider the submission 
would constitute sustainable development across the three dimensions and when 
weighed as a whole, indicate the application should be granted without delay. 

 
9.0 BACKGROUND PAPERS AND PLANS  

• Application form 

• Covering letter- dated 24th of September 2020  

• Planning Statement- September 2020  

• Existing Block Plan – Drawing Number 2938 100D  

• Existing Plans Drawing Number 2938 102  

• Proposed Elevations Drawing Number 2938 105c 

• Proposed Floor Plans Drawing Number 103c  

• Proposed Block Plan Coloured Drawing Number 2938 101G  

• RSPD Sustainable Transport Study Pack 

• Reasons for new build versus conversion Technical Note  

• Image of track use  

• Ecological Impact Assessment Native Ecology 0521 R01  

• Landscaping Ecological Management Plan 0521R02 
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10.0 APPRAISAL 
  

Principle of Development 
10.01 The site lies in the countryside, outside the limits to built development (LBD) of 

Cranbrook and within the Area of Outstanding Natural Beauty (AONB).  The adopted 
Development Plan Policies seek to direct new residential development to the most 
sustainable locations, which are indicated by the boundaries of the LBDs.  The main 
issues are therefore considered to be the principle of development at this site, which 
centres on whether the proposal complies with NPPF in terms of design, the impact 
on the AONB/landscape, sustainability matters, ecology, drainage etc., residential 
amenity, highways parking, impact on heritage assets.   

 
10.02 Material to the consideration of this application is the fact that the Council cannot 

demonstrate a 5 year housing land supply and the extant permission which permitted 
the conversion of the existing dutch barn in to three no. 4 bedroom dwellings under 
planning application 19/2166/FULL and These issues are dealt with in turn below. 
 
Material Consideration - Housing Land Supply situation 

10.03 The Council cannot currently demonstrate a five-year housing supply - the April 2020 
monitoring work indicates only 4.83 years.   

 
10.04 Where a Local Planning Authority cannot demonstrate a five year housing supply, 

Paragraph 11 (d) of the NPPF is engaged. This states that where there are no 
relevant development plan policies, or the policies which are most important for 
determining the application are out-of-date, permission should be granted unless: 

 
“i. the application of policies in this Framework (listed in footnote 6) that protect areas 
or assets of particular importance provides a clear reason for refusing the 
development proposed; or 
 
ii. any adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits, when assessed against the policies in this Framework taken as a 
whole.” 

 
10.05 Footnote 7 to the NPPF states that this includes (for applications involving the 

provision of housing) situations where the LPA cannot demonstrate a five year supply 
of deliverable housing sites with the appropriate buffer, as set out in paragraph 73. 
Footnote 6 states these policies include AONBs and heritage assets. 
 

10.06 Para 172 of the NPPF advises that ‘great weight’ should be given to conserving 
landscape and scenic beauty in AONBs, as they have the highest status of protection 
in relation to landscape and scenic beauty. This does not create a blanket 
presumption against new housing in the AONB, but does require detailed 
consideration of the impacts of new development in such locations. Para 172 also 
restricts ‘major development’ within AONBs, however it is not considered that this 
scheme falls within that category. 
 

10.07 As the site is within an Area of Outstanding Natural Beauty it must be assessed as to 
whether the proposal meet with the requirements of criteria (i) and constitutes 
sustainable development. Para 11 of the NPPF details that there is a presumption in 
favour of sustainable development which should be seen as a golden thread running 
through decision taking.  
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10.08 Para 8 of the NPPF explains that achieving sustainable development means that the 
planning system has three overarching objectives, which are interdependent and 
need to be pursued in mutually supportive ways:  
a) an economic objective – to help build a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right types is available in the right 
places and at the right time to support growth, innovation and improved productivity; 
and by identifying and coordinating the provision of infrastructure;  
b) a social objective – to support strong, vibrant and healthy communities, by 
ensuring that a sufficient number and range of homes can be provided to meet the 
needs of present and future generations; and by fostering a well-designed and safe 
built environment, with accessible services and open spaces that reflect current and 
future needs and support communities’ health, social and cultural well-being; and  
c) an environmental objective – to contribute to protecting and enhancing our 
natural, built and historic environment; including making effective use of land, helping 
to improve biodiversity, using natural resources prudently, minimising waste and 
pollution, and mitigating and adapting to climate change, including moving to a low 
carbon economy.  

 
(a) Economic objective 

10.09 As economic benefits for three dwellings through construction would be short-term, 
these are limited and would carry little weight. There would be some contribution to 
the economic vitality of local settlements from future residents of the properties, but 
as the proposal is for three dwellings this is likely to be limited.  

 
(b) Social Objective  

10.10 The proposal is for three dwellings. The supply of the houses is a social benefit as 
future occupiers would make some contribution to the social vitality of Cranbrook. 
However, as it is only for a three dwellings, only limited weight can be attached to this 
contribution.  

 
(c) Environmental Objective  

10.11 For a development to contribute to protecting and enhancing the natural, built and 
historic environment; including making effective use of land, helping to improve 
biodiversity, using natural resources prudently, minimising waste and pollution, and 
mitigating and adapting to climate change, including moving to a low carbon 
economy.  

 
Prudent Use of Natural Resources  

10.12 The NPPF at Para 8 stresses the need to use natural resources prudently, 
minimising waste and pollution, and mitigating and adapting to climate change, 
including moving to a low carbon economy. It is generally assumed that new-build 
dwellings involve greater amounts of raw material consumption than conversions.  
 

10.13 In para 148 of the NPPF (Meeting the challenge of climate change, flooding and 
coastal change) it states: 

 
…encourage the reuse of existing resources, including the conversion of existing 
buildings…  

 
10.14 This reuse of an existing building would provide an environmental benefit in terms of 

the NPPF sustainable development objective by conserving the existing resource and 
would prevent the need to dispose of the waste from the demolished building. 
 

10.15 To support the application the applicants have provided a statement Reasons for new 
build over a conversion document prepared by KDS Ltd  Reference was made to 
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increased thermal insulation with a new build as well as benefits from using 
prefabricated (factory manufactured) components which is said to reduces the build 
time, and on site waste. However, it is not clear whether similar thermal insulation is 
undeliverable with a conversion scheme, which, in any case, would have to meet the 
required standards of the Building Regulations and furthermore no mention is given 
the site waste from demolition of the barn and foundation base as well as the new 
construction of foundations in a different location.   
 
Locational Sustainability 

10.16 The sub-text to Policy LBD1 in the Local Plan (para 3.39) sets out that the LBD’s 
purpose is to direct development to built up areas to ensure development is close to 
services and to prevent encroachment into the countryside. 
 

10.17 Paragraph 8 of the NPPF sets out in c) that part of the environmental objective of 
sustainable development is to move to a low carbon economy. Paragraph 78 states 
that in order to promote sustainable development in rural areas, housing should be 
located where it will enhance or maintain the vitality of rural communities. Planning 
policies should identify opportunities for villages to grow and thrive, especially where 
this will support local services. Where there are groups of smaller settlements, 
development in one village may support services in a village nearby.   
 

10.18 With regard to the proposed development, a key consideration is whether future 
occupants of the dwellings would be likely to meet some/all day-to-day needs by 
walking to facilities, therefore reducing the need to travel by private car which would 
reduce greenhouse gas emissions (para 148 of the NPPF).  
 

10.19 The site is located outside the limits to built development of, and a significant 
distance from Cranbrook. There are no paved public footpaths at the side of the 
roads leading to the settlement from the site and the roads are unlit. Therefore, the 
site is not considered to be well located to existing settlements. As such to reach 
services the future occupiers would be largely dependent on private cars to access 
everyday local facilities and services and therefore would not contribute toward a 
move to a low carbon future as advocated by paragraph 148 of the NPPF. This is 
considered to be a significant negative in terms of whether the proposal comprises 
sustainable development, and a significant adverse impact. It is acknowledged that 
electric vehicle charging points are proposed, however, this would not ensure that all 
future occupiers would own and use only electric vehicles and there would be no way 
of conditioning this. Therefore, whilst it is a benefit it is not sufficient to overcome the 
location away from services. 

 
Previously Developed Land 

10.20 Annexe 2 of the NPPF defines ‘previously developed land’ (PDL). This is, inter alia, 
defined as land which has previously been occupied by permanent or fixed surfaced 
infrastructure. The land is understood to be used as agricultural, which is specifically 
excluded from the definition of PDL. The land would therefore not be considered to 
be PDL which would weigh against the environmental aspects of sustainable 
development. 

 
Impact on the Wider Landscape including AONB  

10.21 The site is within an Area of Outstanding Natural Beauty where Core Policy 13 states 
that all new development will have particular regard to conserving and enhancing the 
character within the High Weald Area of Outstanding Natural Beauty. LP Policy EN25 
sets out the criteria that development outside the LBD is required to satisfy; including 
that the proposal has a minimal impact on the landscape character of the area. 
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Material considerations- extant permission (19/02166/FULL) 
10.22 The site benefits from an extant November 2019 planning permission for conversion 

of the existing building to three dwellings, which represents a significant material 
consideration and a ‘fallback position’. The proposal was found to be policy compliant 
and the impacts of this permission were found to be acceptable.  
 

10.23 At the time the Conservation Officer advised that the extant scheme would result in a 
limited amount of ‘less than substantial harm’ to the settings of the nearby listed 
buildings. This and the harm from creating new dwellings in an unsustainable location 
and harm to the AONB/farmstead (that would arise from any conversion of a rural 
building to residential use) were considered to be outweighed by reusing an existing 
building and the compliance with LP Policy H13 and the NPPF insofar as they relate 
to rural conversions. Whilst objections were received to the application on a variety of 
grounds, they were not deemed capable of amounting to a refusal reason. It is thus 
not possible for TWBC to accept the position that the extant scheme causes a 
significant degree of harm. The current proposal does not have the benefits of 
reusing an existing building as advocated by LP Policy H13 and the NPPF and 
therefore the harm identified would be the main conclusion. 
 

10.24 An assessment is given below In terms of this proposal regarding the detailed 
matters of design, the impact on the AONB/landscape and historic context, ecology, 
residential amenity, highways parking, ecology and sustainability matters.  
 
Landscape & AONB (including farmstead) impact 

10.25 The presence of three dwellinghouses, parking areas and domestic curtilages, which 
would no doubt be laid out for a mixture of closely maintained lawn, planting, and 
other domestic features and paraphernalia, would be in contrast to the predominantly 
rural character and appearance of the existing farmstead. It would cause some harm 
to the setting of the former farmstead as well as the setting of the integral heritage 
assets as a result. However, the landscape belt to the rear is a benefit and it is 
recognised that the proposed building’s overall size and scale is comparable to the 
existing barn. As before the rear gardens are not considered to present as a 
significant incursion in open agricultural land, as they (plus the landscaped buffer) 
would fall short of the edge of the large field to the south. The proposed use of post 
and rail fencing and the soft landscaping itself would all mitigate the impact of the 
building further.   
 

10.26 Part 3 of the Landscape Character Assessment (LCA) states that one of the main 
elements that detract from the landscape character of the Borough and opportunities 
for enhancement is conversions of rural buildings. P.63 of the LCA also makes it 
clear that within the Cranbrook area, retention of the rural character of the area is a 
key objective as is controlling the location, amount and style of further development 
to prevent intrusion of built forms on the landscape and avoid deterioration of the 
currently high quality built environment and vernacular heritage, particularly 
proximate to Cranbrook. It also seeks to ensure boundary treatments are appropriate 
to the surrounding character, whether in the town or countryside. Further 
development has the potential to erode this essential rural character. 
 

10.27 One of the primary aims of this application is to relocate the building back from the 
road and give space to the area in front and the streetscene.  The existing barn 
immediately abuts the Coursehorn Lane. Setting back the front elevation from Course 
Horn Lane would result in the creation of a front garden and more ‘defensible space’.  
The conversion scheme would create dwellings whose front doors were deliberately 
set back from the edge of the building to ensure that they would not open directly on 
to the lane.  While the neighbour comments are noted.  This is not however a 
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highway safety matter – the road is private and the spur leading away from it which 
serves the application site only carries limited farm traffic and serves a few dwellings. 
Condition 16 of 19/2166 FULL the permission includes a requirement for a pedestrian 
refuge area / bollards and a footpath to mitigate this issue.  
 

10.28 It is noted that the conversion scheme was not considered unacceptable owing to a 
lack of front gardens or the proximity to the lane. While the proposed scheme would 
in addition also create more parking, the approved scheme did meet KCC Parking 
Standards.   
 

10.29 Under this proposal the proposed scheme shows far greater amount of hard 
surfacing around the building and a formalised curtilage at the front which creates a 
more urban appearance to the development, which would harm the rural and 
agricultural character of the lane. In addition, the areas in front of the properties 
would be used to store bins, etc., which would further erode the rural character and 
change the appearance to one with more urban characteristics. 
 

10.30 The frontage and relationship to the lane, would be fundamentally altered and the 
driveway in front of the central unit and formal front gardens would create a more 
urban and residential feel to the area.  Furthermore, given the quantum of 
development, three large four bedroom family size dwellings therefore it has to be 
acknowledged that feel to the character would alter from that of the existing barn in 
agricultural use. 
 

10.31 The proposed scheme at the rear, would as a consequence result in smaller rear 
gardens (14m deep opposed to 20m deep) and an area to the rear which is divided 
from the ecological management area. This new garden area at the front appears to 
be a quasi residential feature with limited biodiversity value.  
 

10.32 The proposed scheme also excludes the pond to the side of the barn and leaves it 
isolated from the adjacent agricultural land, raising question marks over its future 
management. 
 

10.33 In terms of the building’s design it is largely similar to the existing barn. During pre 
application, the Conservation Officer considered there are improvements in the 
design over the extant scheme through the use of materials, and the way in which the 
openings are treated, plus the omission of the hay loft /vertical boarding windows and 
balconies. They consider the NE elevation to be simple and neat, using set-back 
entrances. They have advised they in pure design terms are satisfied with the result 
of amending the window pattern and can support the application in terms of the 
building design.  
 

10.34 Nevertheless, whilst the plans show an improvement in the elevational design of the 
building compared to the extant scheme, it is noted that this could be delivered 
through an amendment to the extant scheme and does not require the demolition of 
the barn and the construction of a new building.  
 
Impact on historic context 

10.35 With regards to the historic context and the impact of this scheme, the Council’s 
Conservation Officer (CO), considered the Dutch Barn has little relationship with the 
historic farmyard. The benefit of ‘moving’ this modern building away from the historic 
farm buildings in their view would only deliver a very minor benefit.  
 

10.36 In terms of its visual impact the CO confirmed “the replacement is very similar to the 
existing”.  The officer also considered that “the elevation treatments, form, and 
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cladding of the building will maintain the agricultural aesthetic, and the boundary 
treatments proposed are appropriate to the rural setting”.  As a result no objection is 
raised.    
 

10.37 Given it is very similar to the previous approved conversion, the proposed design is 
considered acceptable and would not harm the historic context. 
 
Impact on amenities  

10.38 The nearest dwellings are Nos. 1 & 2 Coursehorn Barn (opposite the site). The upper 
floor on the north elevation would face the garden of No. 2.  This proposal would see 
the building sited further away from this neighbours garden by 6m.  The areas 
closest to the building are neighbours parking areas and a belt of trees. The lawned 
areas are beyond this and would not be materially overlooked by the new dwellings. 
No. 1 is diagonally opposite the new dwellings and its garden area is to the south of 
the house. 
 

10.39 Nos 1 & 2 Coursehorn Cottages are to the north-east while the distance now would 
be closer than under the extant permission.  In light of the remaining distance and of 
these two dwellings from the development plus the position and shape of the first 
floor windows facing that direction are such that they are not considered to overlook 
or overshadow those dwellings. No other dwellings are considered to be sufficiently 
close to be affected by the development. 
 

10.40 Overall in term of this proposals impact on neighbouring dwellings amenities, with the 
extant conversion scheme this was previously considered to be very limited given the 
relationship of the surrounding dwellings, while this proposal would see the building 
moved back 6m from the lane and result in more distance to the properties in front 
(No.s1 & 2 Coursehorn Barn) it would move the building closer to the properties (Nos 
1 & 2 Coursehorn Cottages) at the side/rear). The gains in this respect would carry 
negligible weight as it was not considered to be an issue before. 
 
Highways and Parking  

10.41 Coursehorn Lane is a private track. As before, the additional vehicle movements from 
three extra dwellings are not considered to cause a significant impact upon highway 
safety at the junction of Golford Road and Coursehorn Lane; the latter already serves 
13 other dwellings, provides an access route to Dulwich Prep School and forms an 
access for agricultural vehicles to the surrounding farmland. 
 

10.42 The issue of highway safety on private lanes is outside the remit of KCC Highways to 
comment on. It is noted the lane is hard surfaced with bound tarmac up to the school 
entrance and there are places where it is possible to pass another car. This scheme 
would not alter what has already been permitted and therefore it is not considered the 
impact of additional vehicle movements on what is a private road would be justified. 
 

10.43 The parking provision exceeds KCC standards. There is a difference between the 
inconveniences of parking pressure to local residents and parking-related highway 
safety. Inspectors have, at appeal, normally only given weight to highway safety 
issues arising from parking. It would be difficult to directly attribute a significant 
parking-related safety issue directly to this development, given the number of other 
buildings that already use Coursehorn Lane, the slow speed that vehicles are likely to 
travel along it and the fact that most dwellings have on-plot parking availability. 
Therefore, given this scheme provides more parking than previously approved under 
the conversion, it is in this instance, it is not considered that the proposal would 
cause harm to highway safety. Furthermore, the benefit of relocating the building and 
providing additional parking can not be afforded any significant weight.   
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Landscaping Details and Ecology. 

10.44 The scheme is accompanied by an up-to-date Landscape, Ecology Management 
Plan (LEMP) and an Ecological Impact Assessment which follows the extended 
Phase 1 Habitat building survey and other reptiles and Great Crested Newts Surveys 
previously produced. 
 

10.45 The LEMP details how the site will be maintained to provide suitable habitat for 
protected and notable species associated with the site and surrounding area, as well 
as enhancement measures to increase the overall biodiversity value of the site. It 
includes a Landscape planting plan with biodiversity enhancements drawing 
0347/20/B/1.  Both the measures outlined in the report and details shown on the 
drawing can be secured by condition that requires the long term retention and 
maintenance of the proposed mitigation.  
 

10.46 The Ecological Impact Assessment (EcIA) has also been undertaken in respect of 
proposed Development at Course Horn Barn. Essentially this provides the details of 
the mitigation and enhancements and refers to the same plan as above but for the 
sake of completeness should be in included within the same condition. 
 

10.47 No rare or nationally scarce botanical species or habitats were identified within the 
Site and it is predominately semi-improved grassland that is infrequently managed. 
However there are a number of ponds within the area, including that adjacent to the 
barn but not included in this application.   
 

10.48 The LEMP confirms that a further ecological assessment was undertaken in June 
2020, which assessed the ecological status of the site.  During the update the survey 
found a cluster of black bat feeding remains along with brown long eared bat 
droppings were found on the ground of the building.  
 

10.49 More bat survey work was undertaken by Native Ecology between July and 
September 2020 and this confirmed infrequently used feeding roosts for individual 
long-eared bats within the western portion of the building. In light of this in order for 
the works to proceed lawfully a European protected species mitigation license will be 
sought from Natural England.   
 

10.50 The Biodiversity Officer has requested further measures are sought with regards 
mitigation for brown long eared bats, in the form of an over sail of the roof on the 
western gable end, with timber beams to provide a feeding perch and bat tubes 
within the gable wall. Furthermore it is suggested that a timber bin/log store would 
provide mitigation for the brown long eared bats but must be of suitable height or 
scale to be effective. 
 

10.51 In terms of great crested newts the report summarises the habitat suitability for 
reptiles and great crested newts has not significantly changed within the site and 
therefore the results of the earlier survey work remain valid.  The report provides 
mitigation and compensation recommendations for reptiles which will include habitat 
enhancement and relocation of reptiles from the development area to an on-site 
receptor area.  It also recommends further mitigation will be undertaken for foraging 
commuter bets badges hedgehogs and nesting birds. 
 

10.52 The Biodiversity Officer notes that reference is given to the potential effects on great 
crested newts being dealt with under the District Licensing Scheme.  However the 
certificate for such schemes issued by Natural England must be provided to the LPA 
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prior to determination. Given this the applicant should be asked for an onsite scheme 
of mitigation and enhancement. 
 

10.53 Much of these proposals were already proposed under the previous scheme.  It is 
noted that the set back of the building may place further pressure on encroaching 
garden use within the biodiversity strip.  Furthermore it is disappointing to see that 
the pond has been omitted and it is not included for management under the LEMP. 
 
Conclusion 

10.54 In summary the proposal would comprise three new-build dwellings in an 
unsustainable location, well outside the built up confines of Cranbrook. There would 
be no significant advantages associated with the proposed scheme compared to the 
extant conversion scheme.  
 

10.55 The only tangible advantage (in the design of the elevations) could be achieved by an 
amendment to the existing permission. The provision of EV charging points could 
also be introduced to the extant scheme. Whilst some of the negative impacts listed 
above would also be associated with the conversion scheme (e.g. unsustainable 
location) the UK planning system has long supported the conversion of existing rural 
buildings to residential use as a way of reusing existing buildings and eliminating the 
waste involved in demolition and is seen as an overall sustainable means of 
delivering housing. Therefore the principle of the proposal for three new-build 
dwellings is considered contrary to policy.   
 

10.56 The setting back of the building would result in the creation of formal front gardens, 
parking in front of dwellings and an area for the storage of bins, which would harm 
the rural character of the lane and give the development more of an urban 
appearance to it. This would be harmful and would be a significant change in 
character from the conversion proposal. 

 
11.0 RECOMMENDATION – REFUSE for the following reasons.  
 
1) The proposal would introduce an unjustified new residential use in to an 

unsustainable rural location outside the Limits to Built Development as defined within 
the Tunbridge Wells Borough Local Plan 2006, which indicate the most sustainable 
areas for new housing development. The creation of front gardens would create a 
more formal residential context and harm the character and appearance of the rural 
lane. It is not considered that any benefits from the development significantly and 
demonstrably outweigh the harm it causes and the proposal would not constitute 
sustainable development and therefore fails to comply with the National Planning 
Policy Framework 2019, saved policy LBD1, EN1 and EN25 of the Tunbridge Wells 
Local Plan 2006 and Core Policies 6 and 14 of the Tunbridge Wells Core Strategy 
2010. 

 
Case Officer: Emma Franks 
 
NB For full details of all papers submitted with this application please refer to the relevant 
 Public Access pages on the council’s website. 
 The conditions set out in the report may be subject to such reasonable change as is 
 necessary to ensure accuracy and enforceability. 

 
 


