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Design and Access Statement

1.0 Introduction

1.0.1  This Design and Access Statement has been prepared by Theis and Khan architects as part of the listed 
building consent and householder planning applications for an extension and alterations to the Grade II listed 
Toyswood Cottage. This report should be read in conjunction with the associated Heritage Statement prepared by 
Michael Copeman.

This application is made on behalf of Matthew Rodgers and Sinead Sparrowhawk who wish to carefully renovate the 
house into a new family dwelling. 

The building is in need of substantial renovations in order to prevent it from further degradation. Work has already 
begun under planning application ref 20/01307/HOUSE and 20/01308/LBCALT. This application new applications 
includes 3no. dormers. These dormers will be in lieu of 2no. rooflights on the North elevation rather than in addition 
to them. 

1.1 The Site

1.1.1  The site is approximately 1.3 acres and is accessed from a shared drive at the north east of the site.  A dense 
tree border prevents the house from being seen from the road. The site slopes down from the main entrance towards 
the garden. 

1.1.2 The southerly half of the site is dense woodland which is not affected by this application. 

1.1.3  The site address is:

Toyswood Cottage
Toys Hill Road
Kent
TN8 6NP

1.1.4 The site is located within the Kent Downs A.O.N.B. and the Metropolitan Green Belt. 

1.2 Planning History and Pre Application Advice

There is limited planning history for the site however records show an application for the two storey gable extension 
and single storey kitchen extension dated 1979 ref. 79/01407/HIST. This appears to be the last time the house was 
significantly altered.

In September 2020 planning and listed building consent was granted for the full refurbishment of Toyswood under 
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ref 20/01307/HOUSE and 20/01308/LBCALT however it was felt that the 3no. roof light on the north elevation might 
be too imposing. Theis and Khan therefore submitted a scheme for three dormers at the rear of the house for pre-
application advice in December 2020 and a meeting was held with Hayley Nixon and Dr Sussanah Homer. Please 
see below extracts from pre-application advice feedback followed by our responses. 

SDC Comment
Strengthening works for the attic floor have been approved as part of the consented scheme. During the meeting the 
applicant explained that no additional strengthening works would be required to support the installation of a bath. 
Please note that additional strengthening works would not likely be supported.

TKA comment
We confirm that additional strengthening work is not required as a result of the changes but we having reviewed the 
submitted structural design we have amened the proposals. The original submission was for a single steel A frame to 
brace the loft however two smaller steels are a more appropriate and lighter design. This revised design can be more 
easily incorporated into the floor zone to minimize the impact. 

These smaller steels would also be more easily removed in the future than an A frame structure so is more easily 
reversible. 

SDC Comment
A bath on the mezzanine would mean the insertion of new services up to the attic within the historic core and more 
vulnerable part of the house. A risk to the historic building is posed by any potential leaking pipes. Humidity and 
moisture in the air would also need to be managed.

The installation of services would need to be carefully routed to make sure they wouldn’t damage any important 
features or structure. If new pipes and cabling are to be run under floorboards, then care would need to be taken 
lifting old boards and beams should not be cut into.

There are also concerns over the future use of the space. With changing tastes, it needs to make sure that the space 
can be easily replaceable, so the plumbing and other services should be reversible.

installing an en-suite in an attic room would still carry some risks to the historic structure and fabric and the applicant 
would need to demonstrate how these can be mitigated or avoided. An en-suite at this level would mean the insertion 
of new services up to the attic within the historic core and more vulnerable part of the house. A potential risk to the 
historic building is posed by any leaking pipework. Humidity and moisture in the air would also need to be managed.

TKA Comment
We propose to line the floor and walls with waterproofing matting such as Schlüter®-DITRA 25 under the tiling. This 
will form a waterproof layer to prevent water leaking and potentially damaging any of the existing roof structure. 

The waste routes will run above the floor zone as indicated on drawing 130. A dirgo valve will be located in the void 
space to avoid an external soil vent pipe. This route will avoid all primary structure and therefore be easily reversible. 
Moisture will be controlled with an extract fan with an integral humidistat. 
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1.3 Legislation and policy framework 

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in considering 
whether to grant planning permission for development which affects a Listed Buildings or its setting, the Local 
Planning Authority shall have special regard to the desirability of preserving the building or its setting or any special 
architectural or historic interest which it possesses.

The National Planning Policy Framework (NPPF) 2018 constitutes the governments current  policy regarding 
development in the historic environment. It is a material consideration and includes a succinct policy framework for 
the local planning authorities and decision takers.

• Paragraphs 189 to 202 of the NPPF deal with conserving and enhancing the historic environment with much 
emphasis on ‘significance’. The significance of any heritage asset affected by a proposal is to be assessed by 
four components of its heritage significance: archaeological, architectural, artistic and historic interest. It is the 
degree of harm rather than the scale of development that is to be assessed 

• Paragraph 190 states that in assessing the effects of development on a heritage asset, the weight given to an 
asset’s conservation should  be proportionate to its significance. It states that when considering the impact of a 
proposed development on the significance of a designated heritage asset, great weight should be given to the 
asset’s conservation.

• Paragraph 196 address’s the balancing of harm against public benefits.  The guidance emphasizes that where 
less than substantial harm will arise as a result of the proposed development, this harm should be weighed 
against the public benefits of a proposal, including its retention in its optimum viable use.

• This guidance emphasizes that conservation and heritage assets in a manner appropriate to their significance is 
a core planning principle. It states that conservation is an active process of maintenance and managing change 
that requires a flexible and thoughtful approach.   
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2.0 Description of development

2.1 Design concept 

2.1.1  The existing house is in poor condition and much of the original historic fabric has been removed over time. 
Our brief is to sensitively renovate the existing house to provide a sustainable family home for the applicants. The 
existing house is currently not suitable for occupation and the family are living in temporary accommodation on the 
site.  

2.1.2   Our approach to the listed building is to sensitively repair the building whilst preserving the areas of specific 
importance identified by our appointed heritage consultant, namely the specific character of the building and the 
surviving area of historic fabric.

2.1.3   A more modern approach is proposed for the kitchen wing, where slimline metal windows will differentiate the 
space from the original house.

2.2  Use

2.2.1 Toyswood Cottage is a three bedroom single family dwelling. We are proposing to convert the building into 
a four bedroom house by adapting the first floor layout and adding bedrooms in the loft. The use of the building will 
therefore be unchanged from existing. 

2.3   Amount

2.3.1 The total footprint of the existing house is 115m2 and the proposed is 116m2. This slight increase is a result of 
rebuilding the laundry room in masonry rather than lightweight timber. 
 
2.3.2 The GIA breakdown for the house is as follows:
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Existing house GIA  
ground floor        101 m2

first floor             54   m2

second floor       n/a

      Total  155 m2

Proposed house GIA
ground floor        96 m2

first floor             54 m2

second floor (floor area above 1.5m floor to ceiling)       20  m2

 
      Total  170m2

2.4   Layout

2.4.1 The general layout will remain largely unchanged, with the kitchen/dining area contained within a separate 
wing, the entrance and living area on the ground floor and the bedrooms on the upper floors.

2.4.2 The principal reordering is as a result from changing the staircase locations. The second stair and downstairs 
bathroom will be removed to allow access from the utility areas to the garden.

2.4.3 The main stair from the foyer is to be replaced.

2.5  Scale and Appearance

2.5.1 The scale of the proposed additions, namely the dormers and the new lobby are small in scale and subservient  
to main house. 

2.5.2 The new lobby will be constructed from materials to match the kitchen extension, ie, brick and pegs tiles. 

2.5.3 The leaded dormers are small and respond to the proportions and window arrangement of the original house.

2.6  Access and Landscape

As existing, the road level is significantly higher than the house which requires the homeowners to step down a number 
of steps from the drive before entering the house. This makes access to the house with pushchairs or by elderly 
relatives difficult. 

It is proposed to move the drive slightly further away from the house and create a gentler bank around the house. The 
point of access to the site is approximately the same level as the house so we propose to form a small parking area 
near the house making access easier. 
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3.0 Approach to Historic Fabric

3.0.1 This section is intended to provide further details on our approach to restoring the listed building and is to be read 
in conjunction with Michael Copeman’s Heritage report

3.1 Listing Description

‘Probably Cl5 timber framed cottage of 2 storeys, 2 windows, with alterations. High pitched tiled roof with right end chimney. 
Tile hung 1st floor, red brick ground floor with some blue headers. Small modern casements and French door. Modern lean-
to right extension and short rear extension. Close-set beams and rebuilt inglenook in downstairs room.’

3.2 Detailed Description of Exterior Items

3.2.1 Roof - The existing roof clay tiles are to be carefully removed and set aside for reuse. Any tiles which are damaged 
or cannot be removed will be replaced with a new similar peg tile. It is proposed to insulate between and over the existing 
roof joists with a new breathable insulation. Type 1F or similar bat friendly roof felt will be used. The tile cladding will be 
also be removed and insulated so as to maintain the same eaves detail as existing. 

3.2.2 Tile hung cladding - The existing roof clay tiles are also to be carefully removed and set aside for reuse. Any tiles 
which are damaged or cannot be removed will be replaced with a new similar peg tile. It is proposed to insulate under the 
tiles with a breathable insulation. The rotten timber posts will be removed and replaced with vertical angle tiles

3.2.3 Dormers - It is proposed to inset 3no. leaded dormer into the roof in order to allow the loft area to be used as 
additional accommodation. The small square dormers are sited so as to avoid impacting the original purlin and have been 
kept as small as possible to fit with the proportions of the original house. 

3.2.4 Windows - The existing windows and doors are modern and timber framed but in very poor condition. The frames 
are thick enough to support replacing the single panes of annealed glass with double glazed units but the timber has 
degraded too much to warrant keeping most of the frames. it is therefore proposed to replace the windows with new timber 
windows to match the style and frame size of the existing but with double glazed units. 
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4.0 Sustainability

4.0.1 As much of the existing building fabric is not original and in need of significant repair, we propose to use this opportunity 
to improve the thermal efficiency of the building. 

4.0.2 In accordance with the ambition of local planning policy SP2 we intend to reduce the carbon usage of the building by 
improving the thermal insulation. Natural and breathable insulation will be used throughout to reduce the risk of condensation 
within the structure. 

4.0.3 The existing timber windows are badly degraded and are in need of significant repair or replacement. Although  
the existing timber windows are typical of the local vernacular, the windows themselves are modern as noted in the listing 
description. The window frames are sufficiently thick to allow double glazing to be installed

4.0.4 The client intends to change to a low carbon form of heating in the future but this does not form part of this application. 
Even so the proposed works will have a significant beneficial impact on reducing carbon emissions. 

5.0 Ecological Impacts

5.0.1  Prior to the submission of this application Theis and Khan commissioned a bat emergence study of the building 
which was undertaken by Marcus Fry of Greenlink Ecology. The full report is included within this application. The applicant 
will comply with all recommendations of the report. A bat license has already been obtained for the works to the roof. 


