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1 Introduction and Scope of Report 
 

1.1 This Statement has been prepared in support of a full planning 
application for the conversion of a former barn to form a 
residential annexe. This statement is prepared as the barn is 
within the curtilage of Little Foxes which is a Grade II listed 
building. The building was listed (Grade II) on 14 December 1984. 
 

1.2 The Statement describes the site and surrounding area, planning 
policy context and the proposed development, and the design 
ethos underpinning the proposals, considering issues of use, 
amount, layout, appearance, scale, landscape, access and 
sustainability. The Design and Access Statement has been 
prepared in accordance with the Town and Country Planning 
(Development Management Procedure) (England) Order 2015 
and National Planning Practice Guidance (as revised) and 
demonstrates the commitment of the developers and designers 
to achieving Good Design and meeting the requirements of 
planning policy and legislation. 
 
 

 

 

 

 

 

 

 

  
 
 



1.3 The barn is also within the Leeds Conservation Area.  In term of 
planning designations, the site is also within the open countryside 
(reference adopted Maidstone Local Plan (2017)). 
 

1.4 Planning permission and listed building consent has previously 
been granted in 2015 and was later renewed in 2019 for 
conversion to a residential annex.  However, the planning 
permissions and consents were not implemented due to a change 
in ownership. 
 

1.5 There has been a recent full planning application lodged on 
(23/502439/FULL) on 6 June 2023 for the renewal of the 
annexe scheme.  However, this was refused on 1 August 2023 for 
the reasons set out below (see Section 3: Planning History).  In 
summary the issues raised were twofold: 
 
1 Due to the number of window and door openings, their 

scale and design, and the addition of solar panels, the 
proposal would harm the simple, agricultural character and 
appearance of the curtilage listed barn and its significance, 
the setting of grade II listed Little Foxes the character and 
appearance of Leeds conservation area; and 
 

2 The application contains no ecological information to 
enable the assessment of the proposals upon biodiversity 
and to permit the proposal could therefore result in 
unquantifiable harm to ecological interests. 

 
1.6 The applicant has now employed a new professional team to 

address the issues raised in the refusal of planning permission 
23/502439/FULL.  In summary, we will address the points raised 
in the refusal as set out below: 
 

• The removal of solar panels from the roofspace (as 
recommended by conservation officer); 

• The reduction of the number of new windows proposed 
under 23/502439/FULL.  The proposal will be in line with 
the previous approved scheme 19/505191 and 
505192/FULL which proposed three new window openings 
on the existing building.  The proposal will therefore be 
‘akin’ to 19/505191/FULL and 505192/LBC with the 
exception that the metal sheeted outbuilding will be 
retained for garaging with timber cladding on the elevation 
of the building; and 



• Submission of an Ecological Report attached and bat 
survey (to address the second ground for refusal). 

Site and Surrounding Area 

2.1 The barn is a two-storey building constructed of facing brick 
(Flemish bonded) with weather boarding at first floor level with a 
peg tile roof. To the western side is a single storey corrugated 
outbuilding attached to the main building. The proposal, which 
previously under 19/505191 & 19/505192 included the demolition 
of the corrugated roofed lean to outbuilding.  This outbuilding 
will now be retained and will be reclad with timber (see 
drawings). There will be some internal works as shown on the 
internal layout plan. The main alterations relate to the façade of 
the building with alterations to windows and doors.  Internally a 
new staircase is required. 

2.2 The existing structure is a combination of brick to two-storey’s 
(Flemish bond) and brick to the ground floor and stained weather 
boarding to the upper floor. There are some existing window 
openings, and part of the structure has large double doors. The 
quality of the brick work in the building would indicate that it 
could be a higher status outbuilding than a general sheeted metal 
barn. 

2.3 The English Heritage list entry for the Little Foxes is as follows: 

9/122 Little Foxes GV II House. Early C17 with late C18 front 
range. 

Front range: 

Ground floor painted brick, first floor tile-hung. Plain tile roof. 2 
storeys with moulded wood eaves cornice. Hipped roof, hip 
returning alongside elevations. Regular fenestration of 2 
glazingbar sashes. C19 canted bay to ground floor. Boarded 
door to left. Probably replaces end bay of rear range. 

Rear range to left: early C17. Timber framed. Ground floor red 
brick in Flemish bond with occasional grey headers, first floor 
tile-hung. Plain tile roof. At right-angles to road. 2 storeys and 
attic on brick plinth. Roof higher than front range, half-hipped to 
rear, gabled to front. Multiple brick ridge stack in right slope of 
roof at front end. One hipped dormer. Irregular fenestration of 3 
casements, with fourth in side elevation of front range. Short C19 
2-storey rear extension. Interior: large inglenook with stone 
jambs. Exposed timbers 

 Listing NGR: TQ8201852937 



2.4 The building is situated within the village of Leeds village (south 
east of Maidstone).  The building is a combination of red facing 
brick with timber weatherboarding at first floor level. At ground 
floor level it has two bays divided by a wooden partition. There 
are no internal divisions on the first floor. The listing describes the 
building as an early 18th century agricultural building. 

3 Relevant Planning History 

3.1 Application Summary 

 
• 15/509327 & 15/509328 Conversion of existing redundant barn 

to residential annexe and changes to fenestration and 
conservation rooflights, demolition of existing attached single 
storey building to provide car parking – Approved 
 

• 19/502382 & 19/502383 Conversion of existing redundant barn 
to holiday let and changes to fenestration and conservation 
rooflights, demolition of existing attached single storey building 
to provide car parking –  Approved 
 

• 19/505191 & 19/505192 Conversion of existing redundant barn to 
annexe ancillary to main dwelling. Demolition of existing out 
building to provide car parking area – Approved 
 
A pre-application 22/504956/PAMEET was undertaken on 17 
October 2022 with a written response on provided on 16 
November 2022;   
 
23/502439/FULL Conversion of existing redundant barn to 
annexe ancillary to main dwelling (revised scheme to application 
19/505191/FULL and 19/505192/LBC) - Refused 

4 Proposal 

4.1 This amended scheme has sought to address the issues raised in 
the earlier 2023 refusal notice 

4.2 The application did not contain sufficient information on the 
proposed works to allow for a full assessment of the proposed 
scheme. The conservation officer’s comments, contained in the 
delegated report, stated that the proposed materials, including 
insulation and fire protection, which could have an impact on the 
significance and fabric of the building be detailed. 

4.3 Details of any proposed changes to the ground floor (such as 
limecrete or concrete slab) should be included within an LBC. 



Joinery details and the proposed installation of services 
(including Soil Vent Pipe) should also be included with an LBC 
application.  

4.4 Whilst the previously approved scheme (19/505191/FULL and 
19/505192/LBC) were approved with a few additional openings, 
these were limited and looked to retain a more subservient 
outbuilding appearance.  Note:  Earlier applications allowed 
three new windows and doors on the elevation drawings with 
three velux windows. 

4.5 Therefore, it was considered, the previous submitted scheme 
(23/502439) proposed substantial new openings, in a regular 
form, including feature windows, which changed the appearance 
of the building to look like a modern domestic house.  

4.6 The drawings had little or no detail on them, so it is not possible 
to ascertain the proposed materials for the new windows.  This 
has now been addressed on the new drawings. 

4.7 The delegated report continued that the installation of solar 
panels on a listed building was not usually permitted due to the 
concerns of the loading onto the existing structure, the possible 
impact on maintenance and the visual impact.  The 
recommendation was that solar panels can be placed on the 
ground within the curtilage of listed buildings (with due care and 
consideration).  Note: solar panels have now been removed from 
this latest scheme. 

4,8 In summary, the previous scheme provided insufficient 
information to allow for an understanding of the building, or how 
the proposed works would impact on the significance of the listed 
building. From the information provided, the proposed openings 
were considered to result in a loss of fabric to the building. The 
proposed design changes the appearance of the simple, 
subservient outbuilding into a modern domestic dwelling.  This 
was considered to cause harm to the significance of the curtilage 
listed building and to the setting of the designated heritage 
assets. 

  



Summary of Description of Works 

4.9 The proposals have reverted to the scheme as previously 
approved under 19/505191 & 19/505192 with the following 
additional points: 

• The existing Lean to side building to be retained and will be 
timber clad (replacing the existing metal ‘crinkle’ sheeting).  New 
timber doors added to the garage; 
 

• East Elevation.  Addition of new doorway into the barn.  The 
existing doorway on the south elevation provides insufficient 
head height and there is a drop in levels between the front of the 
site and the internal slab level; 
 

• North Elevation:  Addition of three velux roof windows in the 
roofspace.  (Internal ceiling on second floor to be vaulted); 
 

• West Elevation:  No changes; 
 

• South Elevation:  No additional windows and doors to that 
previously agreed under 19/502382 & 19/502383 other than 
new windows at ground and first floor on the eastern side of the 
barn for natural daylight; 

Internal Changes 

4.10 The proposed front door shown 19/505191 & 19/505192 had 
insufficient headroom.  There is also a 400mm step down into the 
existing building.  It is therefore proposed to have a new door on 
the east elevation with a raised timber hallway (400mm above 
existing slab internally.  There will be steps down from the 
hallway to the proposed kitchen and ground floor rooms; and 

4.11 A proposed new staircase will lead off the hallway to the first 
floor bedrooms as shown on the drawings. 

4.12 Other proposed openings were previously allowed under 
19/505191 and 19/505192/LBC along with existing retained 
windows and doorways. 

4.13 The proposed alterations are minimal and are required to 
provide natural daylight and sunlight into the barn.  Viewed from 
Little Foxes two proposed doorways (to the kitchen and sitting 
room) are shown on the east elevation at ground floor level.  
Three existing windows at ground and first floor are retained. 

4.14 On the main south elevation two new windows are shown on the 
eastern side of the elevation.  There replace the existing 



proposed windows that were shown where the timber clade 
garage will remain. The ground floor depicts a window with a 
barn style stable door below.  At first floor there is a new 
bedroom window.  

4.15 All proposed windows and doors will be timber framed.  Joinery 
details can be made a condition of planning. 

4.16 Overall, the proposed alterations to facilitate the conversion to a 
residential annexe are minimal and will have no impact on the 
setting of nearby listed buildings. 

4.17 A vent pipe is shown on the roofslope of the north elevation.  A 
boiler flu pipe is also shown along with vents to kitchen, toilet and 
first floor bathroom.  A new waterpipe is also shown on the 
drawings entering the property below the proposed kitchen 
window 

4.18 The internal partition wall between the two existing bays will 
remain at both ground and first floor level.  At first floor the 
ceiling roof will be vaulted.  The existing A frame timber supports 
will remain exposed with boarding to the underside of the ceiling 

4.19 At ground floor a stud partition wall will be added to create a 
toilet and a new staircase will be added to the first floor in place 
of the existing stepped ladder.  Likewise, at first floor level there 
will be minimal works with partition walls creating two bedrooms 
and the bathroom. There are no structural alterations.   The 
existing concrete floor will be replaced with a new concreate 
base allowing for insulation. 

Access 

4.20 Vehicle and pedestrian access will be obtained via the existing 
access road leading to the property 

 

 

  



 

 

5 Summary and Conclusion 

5.1 In determining applications that affect designated heritage 
assets the NPPF require great weight to be given to their 
conservation, in proportion to their significance (NPPF 2021). 

5.2 The significance of the barn is analysed and summarised in 
section 2 above.  The building is protected as it is curtilage listed 
and also with the conservation area.  It has heightened 
significance as the centre of the village. 

5.3 It is accepted by the Local Planning Authority that the barn can 
be converted to a residential annexe.  The principle is therefore 
agreed.  The amended proposals are modest in terms of their 
physical and visual impact on the building and its setting.  The 
proposals result in an enhancement and is consistent with the 
conservation of the listed building and its special architectural 
and historic significance. 

5.4 The proposals comply with policies aimed at conserving and 
enhancing the historic environment in the NPPF, the NPPG and 
the adopted plan.  Most importantly, they comply with the 
statutory duty set out in Sections 16 and 66 of the Planning (Listed 
Building and Conservation Areas) Act 1990   

5.5 The proposed development would preserve the historic and 
architectural integrity of the Grade II listed building, its 
significance and its features of special interest and the character 
and appearance of the conservation area and the countryside. 
There are not considered to be any significant residential 
amenity issues or other issues which would justify a refusal. 

5.6 The proposal is therefore considered to comply with 
Development Plan Policy and Central Government guidance and 
therefore we respectfully request that consent be granted. 


