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Application Number 

 

18/00947/AS 

Location 

 

Two Oaks Farm, Bourne Road, Aldington, Ashford, 

TN25 7AW 

 

Grid Reference 

 

04845/36026 

Parish Council 

 

Bonnington 

Ward 

 

Saxon Shore 

Application 

Description 

 

Part First Floor Extension 

Applicant 

 

Mrs Sarah Hartles, Two Oaks Farm, Bourne Road, 

Bonnington, Ashford  

 

Agent 

 

Ian Upton Architects  Ltd,  The White House, Bonnington, 

Ashford, TN25 7BP 

 

Site Area 

 

Approximately 0.25 Hectare 
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Introduction 

1. This application is reported to the Planning Committee because the applicant 

is a member of staff. 

Site and Surroundings  

2. The dwelling comprises an approximately 1950s brick and tile bungalow with 

a roughly ‘L’ shaped footprint of about 140 square metres.  It sits within a 

curtilage of less than a quarter of a hectare which also accommodates a small 

concrete garage outbuilding and small domestic polytunnels.  The site is 

surrounded by substantial hedging with a narrow access and a gravelled 

forecourt to the front of the bungalow. 

3. The site is located within a small cluster of residential uses at the junction of 

Bourne Road and Rocky Bourne Road in the Parish of Bonnington.  It lies 

within the ‘Bonnington Wooded Landscape’ Area (LCA) with extensive blocks 

of woodland surrounding the site, which along with the dense roadside 

hedges in the area, give a strong sense of enclosure. 
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4. A site plan is attached as Figure 1 below. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

Proposal 

5. The application seeks full planning permission for a first floor to be 

constructed on the existing broad foot of the existing ‘L’ shaped footprint to 

provide additional bedrooms for the applicant’s family.  The two-storey 

element would have a ridge height of about 2.5 metres greater than the 

existing bungalow’s ridge with a hipped roof and pitch angles to match those 

of the existing bungalow.  A catslide roof on the north west facing elevation 

would replace the existing concrete garage and form an open sided covered 

area. 

  

Figure 1 - Site Location Plan 
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6. Fenestration would look towards the road and the rear garden.   There would 

also be two rooflights in the north west facing roof slope to provide light to a 

centrally located bedroom and loft-space. 

7. Amendments have been made to the proposed development during the 

consideration of the application comprising a reduction in the eaves height of 

the extension to reduce its bulk, scale and massing. Figure 2 below shows 

the site layout and Figures 3 – 6 the proposed elevations. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2: Block Plan 
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Figure 3:  Front and Side Elevations 
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Figure 4 - Rear and Side Elevations 

Figure 5: Ground Floor Plan 
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Planning History 

10/01071/AS – Planning Permission granted for a replacement front extension 

Consultations 

Ward Members: The Ward Members are not members of the Planning Committee.  

No representations received at the time of drafting the report 

Parish Council: Aldington and Bonnington Parish Council raise no objections to the 

application 

Neighbours:   5 neighbours were consulted.  No representations have been 

received. 

Planning Policy 

8. The Development Plan comprises the saved policies in the adopted Ashford 

Borough Local Plan 2000, the adopted LDF Core Strategy 2008, the adopted 

Ashford Town Centre Action Area Plan 2010, the Tenterden & Rural Sites 

Figure 6:  First Floor Plan 
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DPD 2010, the Urban Sites and Infrastructure DPD 2012, the Chilmington 

Green AAP 2013, the Wye Neighbourhood Plan 2015-30 and the Pluckley 

Neighbourhood Plan 2016-30.  

9. The new Ashford Local Plan to 2030 has now been submitted for 

examination. Following this, the Local Plan Inspectors issued a post-hearings 

advice note on 29th June 2018 which sets out the elements of the Submission 

Local Plan that they consider require amendment in order to be found sound. 

In the context of paragraph 48 of the NPPF, this note provides a material step 

towards the adoption of the Plan and the weight that should be applied to its 

policies in decision-making. Where the Inspectors have not indicated a need 

for amendment to policies in the Plan, it is reasonable to assume that these 

policies are, in principle, sound and should therefore be given significant 

weight. Where policies need to be amended as a consequence of the 

Inspectors’ advice, significant weight should be attached to the Inspectors’ 

advice in the application of those policies. 

10. The relevant policies from the Development Plan relating to this application 

are as follows:- 

Ashford Borough Local Plan 2000 

GP12 – Protecting the Countryside and managing change 

HG9 – Extensions to dwellings in the countryside 

Local Development Framework Core Strategy 2008 

 CS1 – Strategic Objectives 

 CS9 – Design Quality 

Tenterden and Rural Sites Development Plan Document 2010 

 TRS 17 - Landscape Character and Design 

11. The following are also material considerations to the determination of this 

application.  

Ashford Local Plan to 2030 (Submission Version December 2017) 

 SP1 – Strategic Objectives 

 SP6 – Promoting High Quality Design 



Ashford Borough Council - Report of Head of Development Management and Strategic Sites 

Planning Committee 19 September 2018 

___________________________________________________________________ 

 

 

 

 HOU8 – Residential Extensions 

 ENV3a – Landscape Character and Design 

Supplementary Planning Guidance/Documents 

SPG10 – Domestic Extensions in the Urban and Rural Areas 

Village Design Statements 

None 

 

Informal Design Guidance 

 

Contained within SPG10 above 

Government Advice 

National Planning Policy Framework (NPFF) 2018 

12. Members should note that the determination must be made in accordance 

with the Development Plan unless material considerations indicate otherwise.  

A significant material consideration is the National Planning Policy Framework 

2018 Revision (NPPF). The NPPF says that less weight should be given to 

the policies above if they are in conflict with the NPPF. The following sections 

of the NPPF are relevant to this application:- 

13. Paragraph 124 states that:  “The creation of high quality buildings and places 

is fundamental to what the planning and development process should 

achieve.  Good design is a key aspect of sustainable development, creates 

better places in which to live and work and helps make development 

acceptable to communities. Being clear about design expectations, and how 

these will be tested, is essential for achieving this. So too is effective 

engagement between applicants, communities, local planning authorities and 

other interests throughout the process”.  

14. Paragraph 170 states that: “Planning policies and decisions should contribute to 

and enhance the natural and local environment by ... recognising the intrinsic 

character and beauty of the countryside, and the wider benefits from natural 

capital and ecosystem services – including the economic and other benefits.  

15. Paragraph 48 states in relation to the stages of preparing a Local Plan that:  

“Local planning authorities may give weight to relevant policies in emerging 

plans according to:  
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a) the stage of preparation of the emerging plan (the more advanced its 

preparation, the greater the weight that may be given);  

b) the extent to which there are unresolved objections to relevant policies 

(the less significant the unresolved objections, the greater the weight that 

may be given); and  

c) the degree of consistency of the relevant policies in the emerging plan to 

this Framework (the closer the policies in the emerging plan to the 

policies in the Framework, the greater the weight that may be given)” 

Assessment 

16. The main issues for consideration are: 

 Principle  

 Impact on visual amenity 

 Impact  on residential amenity 

 Impact on highway safety 

Principle 

17. Domestic extensions to lawful dwellings within the countryside are normally 

acceptable in principle subject to other material planning considerations.      

Visual amenity 

18. The original single storey dwelling would become two-storey albeit a low 

profile two-storey home.    The current scheme before Members is now 

considered to continue the original character of the building and, whilst higher, 

replicates its symmetric form in terms of roof pitches, detailing and materials. 

19. There are other two storey dwellings in the immediate area and the resultant 

building would not appear unduly prominent in its surroundings.  As set out in 

the Landscape Character assessment there is a strong sense of enclosure in 

the surrounding area and the proposal would conform to this character and sit 

comfortably in its surroundings with no harm to the character and appearance 

of the countryside. 

20. The proposed amended scheme is now considered acceptable in design, 

form and scale and would be well screened by surrounding hedging and tree 

cover.  As such the proposal is considered to be acceptable in the immediate 
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and wider landscape. The proposal is considered to accord with Policy HG9 of 

the adopted Local Plan, HOU8 of the emerging Local Plan as well as the aims 

and objectives of the Council’s adopted guidance contained within SPG10 – 

Domestic Extensions in Urban and Rural areas 

Residential amenity 

21. First floor front and rear windows look towards the road and the public realm 

and in the case of the rear elevation towards the open countryside with no 

residents affected.   The two rooflight windows in the north west facing 

elevation would be some distance from the neighbouring property and 

screened by trees and hedging to the extent that there would be no harmful  

overlooking and subsequent loss of privacy to the occupants of this property.  

There would therefore be no harm to residential amenity. 

 Highway safety 

22. No changes to access arrangements are proposed and there is sufficient 

parking and turning available on the existing forecourt to serve the 

requirements of the extended dwelling.  There would therefore be no harm to 

highway safety. 

Human Rights Issues 

23. I have also taken into account the human rights issues relevant to this 

application. In my view, the “Assessment” section above and the 

Recommendation below represent an appropriate balance between the 

interests and rights of the applicant (to enjoy their land subject only to 

reasonable and proportionate controls by a public authority) and the interests 

and rights of those potentially affected by the proposal (to respect for private 

life and the home and peaceful enjoyment of their properties). 

Working with the applicant 

24. In accordance with paragraphs 38 of the NPPF, Ashford Borough Council 

(ABC) takes a positive and creative approach to development proposals 

focused on solutions. ABC works with applicants/agents in a positive and 

creative manner as explained in the note to the applicant included in the 

recommendation below. 

Conclusion 

25. The proposal is considered acceptable in principle and accords with the 

Development Plan, emerging policy and the Council’s adopted guidance in 

the form of SPG 10 – Domestic Extension in the Urban and Rural Area. 
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26. The proposal is considered to be of an acceptable design and would have no 

undue harmful impact on the visual amenity of the area or the character of the 

Bonnington Wooded Landscape’ Area 

27. The proposal would have no impact on adjacent residential amenity. 

28. The Parish Council have no objections to the proposal and no contrary 

representations have been received from local residents. 

Recommendation 

Permit 

Subject to the following Conditions and Note: 

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 shall be carried out in accordance with the plans listed in 

the section of this decision notice headed Plans/Documents Approved by this 

decision, unless otherwise agreed by the Local Planning Authority. 

 Reason: To ensure the development is carried out in accordance with the 

approval and to ensure the quality of development indicated on the approved 

plans is achieved in practice. 

3. The development approved shall be made available for inspection, at a 

reasonable time, by the local Planning authority to ascertain whether a breach 

of planning control may have occurred on the land (as a result of departure 

from the plans hereby approved and the specific terms of this 

permission/consent/approval). 

Reason: In the interests of ensuring the proper planning of the locality, the 

protection of amenity and the environment, securing high quality development 

through adherence to the terms of planning approvals and to ensure 

community confidence in the operation of the planning system. 

 



Ashford Borough Council - Report of Head of Development Management and Strategic Sites 

Planning Committee 19 September 2018 

___________________________________________________________________ 

 

 

 

Note to Applicant 

1. Working with the Applicant 

In accordance with paragraphs 38 of the NPPF Ashford Borough Council (ABC) 

takes a positive and creative approach to development proposals focused on 

solutions.  ABC works with applicants/agents in a positive and proactive manner by; 

 offering a pre-application advice service, 

 as appropriate updating applicants/agents of any issues that may arise in the 

processing of their application  

 where possible suggesting solutions to secure a successful outcome,  

 informing applicants/agents of any likely recommendation of refusal prior to a 

decision and, 

 by adhering to the requirements of the Development Management Customer 

Charter. 

In this instance … 

 the agent was updated of issues after the initial site visit, 

 The applicant was provided the opportunity to submit amendments to the scheme 

and address design issues. 

 The application was considered by the Planning Committee where the 

applicant/agent had the opportunity to speak to the committee and promote the 

application. 

 Background Papers 

All papers referred to in this report are currently published on the Ashford Borough 

Council web site (www.ashford.gov.uk). Those papers relating specifically to this 

application may be found on the View applications on line pages under planning 

application reference 18/00947/AS. 

Contact Officer:  Tony Jarvis  Telephone:  (01233) 330281 

Email: Tony.Jarvis@ashford.gov.uk 

http://www.ashford.gov.uk/
http://planning.ashford.gov.uk/planning/Default.aspx?new=true
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