
 
Planning Committee Report 
3 February 2021 

 

REPORT SUMMARY 
 

REFERENCE NO -  20/03381/FULL 

APPLICATION PROPOSAL 

Replace existing conservatory and utility room with new family room and utility room; first floor 

extension over new utility room; part garage conversion; loft conversion; changes to fenestration; 

external landscaping. 

ADDRESS 98 Farmcombe Road Royal Tunbridge Wells Kent TN2 5DL    

RECOMMENDATION GRANT planning permission subject to conditions (see section 11.0 of 

report for full recommendation) 

SUMMARY OF REASONS FOR RECOMMENDATION 

- In principle the proposal is acceptable. 

- The proposed development would not result in significantly harmful visual impact on the 
surrounding area. 

- There would not be significant adverse impact upon the residential amenities of 
occupants of neighbouring properties. 

INFORMATION ABOUT FINANCIAL BENEFITS OF PROPOSAL 

There are not considered to be any financial benefits which are material or not material to the 

application.  

REASON FOR REFERRAL TO COMMITTEE 

The applicant is a Council staff member. 

WARD Pantiles & St Marks PARISH/TOWN COUNCIL 

N/A  

APPLICANT Mr & Mrs Tom Evans 

AGENT Peter Evans 

DECISION DUE DATE 

18/01/21 

PUBLICITY EXPIRY DATE 

05/01/21 

OFFICER SITE VISIT DATE 

11/12/20 

RELEVANT PLANNING HISTORY (including appeals and relevant history on adjoining 

sites): None 

 
MAIN REPORT 
 
1.0 DESCRIPTION OF SITE 
 
1.01 The site is within the Limits of Built Development. The area is characterised by 

detached dwelling-houses. Farmcombe Road is to the north-east (front) of the site, no. 
96 Farmcombe Road is to the western side, on slightly lower ground and no. 100 is to 
the eastern side, on slightly higher ground. The land slopes down away to the rear. To 
the rear of the site are no. 5 and 7 Sussex Close, both of which are set at an angle, and 
over 30 metres from the proposed development. 
  

1.02 The host property is two-storey detached dwelling situated within a residential area. 
The property is set back approximately 9 metres from the road, at lower level than the 
highway. The property has an existing single storey conservatory to the rear, and 
ground levels within the rear garden slope down to the rear, with steps down from the 
patio area behind the conservatory to the main garden area. Close boarded fencing 
marks both side boundaries. The fencing separating the site with no. 100 is over 
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2metres high, and the fencing on the boundary with no. 96 is approximately 1 metre 
high. 

 
2.0 PROPOSAL 
 
2.01 The proposal is for a single storey rear extension, first floor extension, part garage 

conversion; loft conversion; changes to fenestration; and external landscaping.  
 
2.02 The rear extension would replacethe existing conservatory and utility room with a new 

family room and utility room. The first floor extension would provide an additional 
bedroom, and would be over the utility room and part of the garage. Part of the existing 
garage and utility room will be utilized to provide a study. The loft conversion would 
provide an additional bedroom and en-suite.  

 
2.03 The materials of the first floor extension would match existing with tile hung walls and 

concrete roof tiles. The materials of the rear extension would differ with timber clad 
walls and a zinc sheeting roof proposed, along with aluminium windows and doors. 

 
2.04 Plans also show a total of 4 roof lights proposed, three to the eastern side (closest to 

no.100 Farmcombe Road) and one to the western side (closest to no. 96). Glazing is 
also proposed to the front, and a window to the rear, as part of the loft conversion. 

 
3.0 SUMMARY INFORMATION 

Single storey rear extension Existing rear 

conservatory 

Proposed 

extension 

Change (+/-) 

Max. height (approx.) 2.3m 3.4m +0.9m 

Max. eaves height (approx.) 2.1m 2.6m +0.5m 

Max. width (approx.) 6.3m 6.3m n/a 

Max. depth (approx.) 2.85m 2.85m n/a 

 

First floor extension Proposed 

extension 

Max. height (approx.) 8.2m 

Max. eaves height (approx.) 5.0m 

Max. width (approx.) 2.65m 

Max. depth (approx.) 5.75m 

 
4.0 PLANNING CONSTRAINTS 

• Inside the Limits to built development (LBD) 

• Potentially Contaminated Land + 50M Buffer - Various Sites 

• Wind Turbine Development Consultation Area Biggin Hill Airport 
 
5.0 POLICY AND OTHER CONSIDERATIONS 

The National Planning Policy Framework (NPPF) 2019 
National Planning Practice Guidance (NPPG)  
 
Development Plan: 
Tunbridge Wells Borough Core Strategy 2010:  
Core Policy 4: Environment  
Core Policy 5: Sustainable Design and Construction  
Core Policy 9: Development in Royal Tunbridge Wells   
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Tunbridge Wells Borough Local Plan 2006: 
Policy EN1: Development Control Criteria  

 
Supplementary Planning Documents:  
Alterations and Extensions SPD 2006 

 
6.0 LOCAL REPRESENTATIONS 
 
6.01 Two site notice were displayed, one tied to a lamppost to the front of the site and one 

tied to a tree between the fronts of 5 and 7 Sussex Close, the properties to the rear of 
the site on 11 December 2020, which expired on 5 January 2021. 

 
6.02 1 response has been received from Tunbridge Wells Civic Society, supporting the 

proposal, stating:  
 

• We find this proposal, in an area where there are many house expansions which 
are excessive and poorly designed, an example of a well-considered and 
proportionate development.  

 
7.0 CONSULTATIONS 

Environmental Protection  
7.01 (14/1/21) - From an Environmental Health point of view there is no objection to this 

application. Air Quality and noise would not be regarded as issues. Regarding 
contaminated land, the site appears on our database as potentially contaminated due 
to what looks like an old river bed. This is unlikely to be a problem, but as a precaution 
it is recommended the contaminated land condition be added. Standard Mid Kent 

Environmental Code of Development Practice informative is also suggested. 
 
8.0 APPLICANT’S SUPPORTING COMMENTS  
 
8.01 Design and Access Statement was received, which detailed: 

• The property is inside the Limits to Built Development and therefore the principle 
of extending is acceptable.  

• The proposed development would not result in an increased footprint.  

• It would not extend beyond the side or front elevations of the existing 
dwellinghouse and would not result in development which would be higher than 
the existing ridge of the main roof.  

• The scale of the extension would be proportionate to the size of the existing 
dwellinghouse.  

• The proposed facing materials would match the existing.  

• The impact on neighbouring properties would be minimal given the modest size of 
the extension.  

• The proposed development would not have a detrimental impact on the existing 
street scene. 

9.0 BACKGROUND PAPERS AND PLANS 

• Application form 

• Design and Access Statement 

• Existing Plans: 
o 19/ 937/EX 01, 19/ 937/EX 02, 19/ 937/EX 03, 19/ 937/EX 04, 19/ 937/EX 05, 

and 19/ 937/EX 06. 

• Proposed Plans:  
o 19/ 937/PL 01, 19/ 937/PL 02, 19/ 937/PL 03, 19/ 937/PL 04, 19/ 937/PL 05, 

and 19/ 937/PL 06. 
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10.0 APPRAISAL 
Principle of Development 

10.01 The site lies within the limits to built development (LBD) of Royal Tunbridge Wells, 
where there is no objection to the principle of extensions to residential properties, 
subject to the proposal meeting all relevant planning policies and material 
considerations. 

 
 Visual Impact 
10.02 The property is situated within an established residential area populated with detached 

houses. Properties generally fill close to the width of their plots and are set back from 
the highway in this part of the road. The proposed extensions would be set within the 
rear garden of the subject property and the first floor extension is within the existing 
footprint of the property and is not considered to harm the existing layout and pattern of 
the street scene, or to harm the residential character of the area. 

 
10.03 The proposal concerns the erection of two extensions, a loft conversion and a partial 

garage conversion. The extensions would include: a single storey rear extension which 
would be the same width as the existing conservatory which would be removed as part 
of the works, and a first floor side extension. 

 
10.04 Part of the development, namely the first floor extension and small window in the front 

gablet as part of the loft conversion, and would be visible from the public highway and 
therefore would have an impact on the street scene. The proposal would not increase 
the overall height or width of the property. The proposed development would be 
located approx. 9 metres back from the road, be set back from the front wall of the 
existing dwelling, no further to the side than the existing ground floor flank wall 
maintaining a separation of 1 metre to the boundary which is in compliance with the 
Extensions SPD, and would not be considered unduly prominent within the street 
scene or dominate the existing dwelling It is also of a design that would be in keeping 
with the property’s appearance. The proposed rear extension would be slightly higher 
than the existing conservatory but would not be visible from the front of the property, 
material harm to the street scene is not considered to arise, and existing spacing 
between dwellings would be retained. 

 
10.05 In terms of scale, the proposed rear extension would be the same depth and width as 

the existing conservatory, be approximately 0.9 metres higher, which is considered to 
be a modest scale. The first floor side extension would be set down from the main ridge 
height and set back from the front building line to ensure it remains a subservient 
addition. 

 
10.06 In terms of material, the first floor extension would match existing with tile hanging to 

the walls and concrete roof tiles. Timber cladding would be used on the walls with grey 
zinc sheeting for the roof and aluminium windows and doors are proposed to the rear 
elevation. Whilst the materials of the rear extension will differ from the host dwelling, 
these are common materials used on extensions, and the rear extension would not be 
visible from the front of the property. This is considered to be acceptable. 

 
10.08 It is considered that the proposed extension is acceptable in terms of visual amenity. 
 
 Residential Amenity 
10.09 The proposed rear extension would replace an existing conservatory, and would be 

single storey. It would be the same width and depth, and consequently have the same 
separation distance with both adjacent neighbouring properties as the existing 
conservatory. It is noted that it would be higher than existing (by approximately 
0.9metres), and the eaves height would also be approximately 0.5 metres higher, 
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however given the position with neighbouring properties, and a separation distance of 
over 1 metres from the boundary with no.100 and approx. 4.1 metres from the side 
boundary with the adjacent property, no. 96 Farmcombe Road, the single storey 
nature of the extension, material harm in terms of overbearing, overshadowing, 
overlooking or loss of privacy or outlook is not considered to arise from this element of 
the proposal to either no. 96 or 100 Farmcombe Road. 

 
10.10 Regarding the first floor extension, due to its position, no.100, will be shielded from the 

affects of this element of the proposal.  
 
10.11 Regarding the impact of this element of the proposal on no. 96 Farmcombe Road, 

there is a separation distance of 1 metre from the boundary, in accordance with the 
Council’s Alterations and Extensions Supplementary Planning Document. Whilst it is 
noted this neighbouring property is on slightly lower level land, the extension is set 
down from the main ridge height and the separation distance lessens its potential 
overbearing impact. The orientation of the property and the set down of the extension 
ensures it will not create a significant additional level of overshadowing or loss of light 
over the existing to warrant refusal in this instance. In terms of overlooking or loss of 
privacy, there is a narrow slot window in the western side elevation, which would face 
towards the neighbouring property, and although this is at first floor level and would 
serve a bedroom, it is however an existing window. It was also observed during the site 
visit that no. 96 has no side windows, consequently will not be affected in terms of 
overlooking or loss of privacy and is not considered necessary to condition this to be 
obscure glazed. 

 
10.12 The roof lights would be inserted into the side roof slopes and will serve a bedroom and 

en-suite, it is considered that there would be little impact in any sense of overlooking or 
loss of privacy from the installation of these roof lights, given their position, one roof 
light, serving the en-suite will face the side gable ended roof of no.96 Farmcombe 
Road, and the three roof lights in the bedroom will again face onto the side roof slope 
of no. 100 Farmcombe Road and not afford views to private amenity spaces 

 
10.12 No other properties are considered to be affected by the proposal and it is noted that 

no letters of objection have been received. 
 
10.13 It is considered that the proposal is acceptable in terms of residential amenity. 
 
 Landscaping 
10.14 Plans show an extended terrace in the rear garden to the lower level of the garden, and 

a planting area to the south-western corner of the terrace, adjacent to the fence 
separating the site from neighbouring no. 96. This will not affect the visual or residential 
amenities and there is no objection to this element of the proposal. 

 
Other Matters 

10.15 There is no objection to the partial garage conversion or external landscaping.  
 
10.16 There would be no impact on the Wind Turbine Development Consultation Area for 

Biggin Hill Airport. 
 
10.17 It is noted that Environmental Protection suggested adding a condition regarding 

potentially contaminated land. The development is on previously disturbed ground, 
and has limited ground works to the rear, and the majority of the proposed works will 
not involve ground works, and consequently that condition is not considered 
necessary. 
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10.18 There would be no other planning considerations that would be of relevance to the 
application. 

 
Conclusion 

10.19  In view of the above it is not considered that the proposed development would cause 
harm to the visual amenity of the local area or the amenities of adjacent properties, and 
the proposal is therefore considered acceptable. 

 
 
11.0 RECOMMENDATION – GRANT Subject to the following conditions  
 
(1) The development hereby permitted shall be begun before the expiration of 3 years from 

the date of this decision. 
  
 Reason: To comply with the requirements of Section 91 of the Town and Country 

Planning Act 1990 as amended by Section 51 of the Planning and Compulsory 
Purchase Act 2004. 

 
(2) The development hereby permitted shall be carried out in accordance with the following 

approved plans: Drawing no.s: 19/ 937/PL 01, 19/ 937/PL 02, 19/ 937/PL 03, 19/ 937/PL 
04, 19/ 937/PL 05, and 19/ 937/PL 06. 

  
 Reason: To clarify which plans have been approved. 
 
(3) The development shall be carried out in accordance with the details of external materials 

specified in the application, unless otherwise agreed in writing by the Local Planning 
Authority. 

  
 Reason: In the interests of visual amenity. 
 
INFORMATIVES 

(1) As the development involves demolition and / or construction, broad compliance 
with the Mid Kent Environmental Code of Development Practice is expected. 

 
Case Officer: Ellouisa McGuckin 
 
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. 

 


