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1 INTRODUCTION 

1.1 The Secretary of State for Transport (“the Secretary of State”) has published proposals 

for dualling the A21 between Tonbridge and Pembury (“the Scheme) in Kent.  He has 

received objections, representations and letters of support with respect to the 

proposals and consequently has determined it will be necessary to hold a Public Local 

Inquiry. 

Purpose of the Inquiry 

1.2 The Public Local Inquiry will be concurrent Public Local Inquiries (“the Inquiries”) for 

the Scheme proposals contained in the draft Orders and Compulsory Purchase Order 

under the Highways Act 1980, described in the separate statement mentioned in 

paragraph 1.8 below, and in the applications for the demolition of listed buildings 

under the Planning (Listed Buildings and Conservation Areas) Act 1990 described in 

this statement.  

1.3 The Inquiries will be held by an independent Inspector to be appointed by the 

Secretary of State on the nomination of the Planning Inspectorate and will be held 

under the Inquiry Rules mentioned in paragraphs 1.5 and 1.8 below.  

1.4 The Inspector will hear evidence relating to the draft Orders and the listed buildings 

applications from the Highways Agency (on behalf of the Secretary of State); from 

supporters and objectors and any counter objections to alternative proposals received. 

He will report the proceedings, including his findings and recommendations, to the 

Secretary of State for Transport and the Secretary of State for Communities and Local 

Government. The Secretaries of State jointly will consider all supporters and objections 

to the draft Orders and listed buildings applications and counter objections to 

alternative proposals together with the Inspector’s Report of the Inquiries before 

deciding whether or not the draft Orders should be made and, if made, with or 

without modifications, and if consent should be given for the demolition of listed 

buildings. 

Statutory Background 

1.5 This document is published pursuant to Rule 6(3) of the Town and Country Planning 

(Inquiries Procedure) (England) Rules 2000 (“the 2000 Rules”, DD F6) and contains 

full particulars of the case the Secretary of State proposes to put forward at the 
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Inquiries in respect of the applications for demolition of listed buildings in connection 

with the Scheme and is known as the Statement of Case (DD C4). 

1.6 The Statement of Case covers the following topics: 

a) Background to the Listed Building Consent Applications; 

b) National, Regional and Local Policy in Respect of Listed Buildings; 

c) Description and Significance of the Listed Buildings; 

d) The Need to Demolish the Listed Buildings; 

e) Objections, Supporters and Representations; and 

f) Conclusions. 

1.7 Plans showing the location and layout of the listed buildings are in Appendix A at the 

end of this statement. 

1.8 A separate  document, published pursuant to Rule 6(1) b of the Highways (Inquiries 

Procedure) Rules 1994 (“the 1994 Rules”, DD F1) and Rule 7(1) of the Compulsory 

Purchase (Inquiries Procedure) Rules 2007 (“the 2007 Rules”, DD F5), contains full 

particulars of the case the Secretary of State proposes to put forward at the Inquiries 

in respect of the draft Orders in connection with the Scheme It is also known as the 

Statement of Case (DD C2).  

Documents to be used in Evidence 

1.9 The documents which the Secretary of State may use in supporting evidence during 

the Inquiries are listed in Appendix A of the Statement of Case in respect of the draft 

Orders (DD C2) and are referred to as Deposit Document (“DD”) A1, A2 etc. The 

Deposit Documents can be seen at reasonable hours at the Highways Agency’s office 

in Dorking and at Tunbridge Wells Public Library, Mount Pleasant Road, Tunbridge 

Wells, TN1 1NS from 28 May 2010. On 9 July 2010 the set of documents at Tunbridge 

Wells Library will be moved to the Inquiries venue where they will be available from 12 

July 2010. 

1.10 Separate proofs of evidence are being prepared by the members of the project team 

in support of the Listed Building Consent Applications and will be presented at the 

Inquiries as below: 
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Title Provided by 

Listed Buildings Dominic Lockett 

Planning Sarah Wallis 

  

The Proposals 

1.11 The Scheme comprises the construction of a dual carriageway road in place of the 

existing single carriageway road over a length of approximately 4.4km of the A21 

between Tonbridge and Pembury. 

1.12 The Scheme has been developed over a number of years and is described in the 

Statement of Case in respect of the draft Orders (DD C2). The proposals are those, 

which on the basis of careful appraisal by the Secretary of State’s advisors on 

engineering, economics, environmental and amenity considerations are considered to 

be the optimum solution to address the problems associated with the existing road. 

1.13 The Secretary of State has appointed the consultant engineers Atkins to develop the 

Scheme proposals and to prepare the draft Orders, the Environmental Statement and 

the listed buildings applications which were published in December 2009 (DD A1 to A9 

and B1 to B5) and April 2010 (DD A10).  



A21 Tonbridge to Pembury Dualling 

 

 Page 4 
Statement of Case in respect of Listed Buildings applications 

2 THE LISTED BUILDINGS APPLICATIONS  

2.1 On the dates given below the Secretary of State made applications to Tunbridge Wells 

Borough Council under section 10 of the Planning (Listed Buildings and Conservation 

Areas) Act 1990 (DD D12);  

a) On 11 December 2009, for the demolition of Grade II listed buildings, Burgess Hill 

Farmhouse (also known as May Day Farm) and Barn (DD A9);  

b) On 8 April 2010, for the demolition of buildings, the Oast House, Garages (also 

known as storage building) and the Stables (also known as the Byre), within the 

curtilage of Burgess Hill Farmhouse and Barn (DD A10). 

2.2 In relation to the A21 Trunk Road as proposed to be improved by him at Tonbridge, 

Fairthorne and Pembury in the County of Kent. 

2.3 On 22 April 2010, the Secretary of State for Communities and Local Government 

notified Tunbridge Wells Borough Council that the applications will be referred to him 

under the provisions of section 12 of the Planning (Listed Buildings and Conservation 

Areas) Act 1990.  
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3 NATIONAL, REGIONAL AND LOCAL POLICY IN RESPECT OF 

LISTED BUILDINGS 

Legislation Relating to Listed Buildings 

3.1 The principal legislation relating to Listed Buildings is the Planning (Listed Buildings 

and Conservation Areas) Act 1990 (DD D12). 

Planning Policy Relating to Listed Buildings 

3.2 The following national, regional and local policies are relevant to Listed Buildings. 

a) Planning Policy Statement 5: Planning for the Historic Environment (2010) (DD I6);  

b) The Regional Spatial Strategy: The South East Plan, 2009 (DD I12);  

c) Tunbridge Wells Borough Council Local Plan (2006) (DD P15);  

d) Tunbridge Wells Borough Council Core Strategy Tracked Changes Version 

incorporating Inspector’s Recommendations, June 2010 (DD P16).  



A21 Tonbridge to Pembury Dualling 

 

 Page 6 
Statement of Case in respect of Listed Buildings applications 

 

4 DESCRIPTION AND SIGNIFICANCE OF THE LISTED BUILDINGS 

Description 

4.1 The complex comprises the following buildings, as shown on the plans in Appendix A 

of this statement: 

a) The Farmhouse (Grade II listed); 

b) The Barn (Grade II listed); 

c) The Stables (also known as a Byre) (Grade II listed as part of Barn);  

d) The Oast House (curtilage listed structure pursuant to section 1(5)(b) of the 

Planning (Listed Buildings and Conservation Areas) Act 1990); and 

e) The Garages (also known as a storage building) (curtilage listed structure pursuant 

to section 1(5) (b) of the Planning (Listed Buildings and Conservation Areas) Act 1990); 

4.2 All of these buildings were subject to an historic building survey in 2009 (DD A11).  

Description and Significance of the Listed Buildings 

4.3 The Grade II Farmhouse is a two storey brick and tile faced building with attic lit by 

two dormers.  It is timber framed with a two storey gabled rear extension and single 

storey extension to the north. The earliest parts of the building probably date to the 

17th or 18th centuries. The brickwork to the front elevation dates from the 18th 

century. The rear extensions were constructed between the late 19th and 20th 

century. 

4.4 The Grade II listed Barn is a three bay timber framed structure with south porch, 

weatherboard cladding, brick plinth and gabled queen post truss roof. It is probably 

18th century in date and has been extended to the south once in the late 19th century 

and again in the mid 20th century. 

4.5 The Stables are a low timber framed weatherboard building which is attached to the 

southwest corner of the barn’s extension. They are Grade II listed as part of the Barn. 

4.6 The Oast House was originally constructed in the 19th century but much of the 

structure was rebuilt in the late 20th century. It is a two storey building with circular 
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brick tower and conical roof. It is a curtilage listed structure as it forms part of the 

farm complex. 

4.7 The garage is a simple single storey weatherboard structure with corrugated steel 

roof. It is a curtilage listed structure. 

4.8 The Farmhouse and Barn are of architectural and historic interest for their 17th and 

18th century origins, the evidence of change (although this is not an uncommon 

feature for agricultural buildings of this date), the relatively intact farm complex group 

and their relationship to the local landscape. The Stables are a locally interesting 

example of an 18th century structure. The Oast House and Garages are of very limited 

individual evidential or historic value.  The Oast House does retain some aesthetic 

value, complementing the visual character of the wider farm complex.  The complex as 

a whole is of aesthetic and historic value as an example of a typically arranged 

Wealden farm complex in a substantially intact rural setting.
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5 THE NEED TO DEMOLISH THE LISTED BUILDINGS 

The Need for the Scheme 

5.1 The history of the Scheme and the overall need for the Scheme are set out in the 

separate statement mentioned in paragraph 1.8 above. 

The Need to Demolish the Listed Buildings 

5.2 The alignment of the route of the Scheme reflects the need to meet the requirements 

of design speeds and safety standards set out in the DMRB. 

5.3 The alignment has been designed to follow as closely as possible the alignment of the 

existing route while meeting the requirements of design standards. Towards the 

summit of Castle Hill this results in a pinch point between the Burgess Hill Farm 

complex to the east of the existing A21 and the Castle Hill Fort Scheduled Monument 

to the west. 

5.4 An objective of the Scheme is to minimise the adverse impact on the Scheduled 

Monument. The Scheme would meet this objective and would not have a direct impact 

on the Scheduled Monument but as a result would require demolition and removal of 

all the buildings within the Burgess Hill Farm complex as they lie within the footprint of 

the Scheme.  

5.5 In response to consultation in 2002 English Heritage recognised there would be a 

negative impact on one or other of the Scheduled Monument and the Burgess Hill 

Farm complex. EH stated that while it is never easy to accept the proposed demolition 

of a listed building nevertheless the scheme correctly addresses the relative 

significance of the two statutorily designated features, i.e. the Scheduled Monument 

and the listed buildings.  

Relocation Options 

5.6 The Design Manual for Roads and Bridges Volume 11 Section 3 Part 2, Annex 6 

Section 6.11.3 (DD H5) suggests range of options for mitigating the loss of historic 

buildings. These include. 

(a) Moving the entire building; 

(b) Rebuilding for re-use (commercial/domestic) or  as a museum exhibit; 
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(c) Partial recovery of historic fabric for museum use; 

(d) Recording prior to demolition or damage. 

5.7 These have all been explored.  It should be noted that a full building recording 

programme will accompany the proposed demolition; this will build on the existing 

survey work. 

5.8 In terms of relocation it is technically feasible to dismantle and re-build the barn and 

stables at another location. This process would not conserve their special architectural 

and historic interest and would remove their setting and relationship to the historic 

landscape.  It would however retain the majority of their fabric and given the technical 

feasibility of the process it is considered a worthwhile option.  A suitable location for 

rebuilding the barn and stables is therefore being sought and discussions are 

continuing with third parties to rebuild the barn and stables as a museum exhibit 

5.9 The Oast House and Garages are of very limited value and their relocation cannot be 

justified. 

5.10 The farmhouse is a complex structure. It is not feasible to relocate it whole. The 

dismantling and re-erection of the farmhouse would result in the loss of significant 

elements of its fabric and character and would very substantially degrade its 

architectural and historic value and its authenticity and integrity.  It would also remove 

its setting and group value. Given the technical issues, the complexity of the operation 

and the fact the resultant structure would be of very limited historic and architectural 

interest, the dismantling and re-erection of the building is not considered a worthwhile 

option.  However, discussions are being held with a third party to ascertain if, even 

given these factors, there would be interest in receiving the structure as a museum 

exhibit or visitor facility.  In this particular circumstance, the museum’s collections 

policy does not reflect the significance of the building which has been declared by the 

museum as being of marginal exhibit quality.  None the less the farmhouse may 

present a potential solution to more wide ranging museum accommodation and 

operational requirements. 
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6 OBJECTIONS, SUPPORTERS AND REPRESENTATIONS 

Overview 

6.1 The following summarises the current position of the parties who responded to the 

consultation during both listed building applications.  

1. English Heritage – EH objected to the first application (for the demolition of the 

Farmhouse and Barn, DD A9) on the grounds that insufficient supporting information 

had been provided. This was addressed in the second application (DD A10) and EH has 

indicated they are now content (refer to paragraph 6.2 below) but have not formally 

withdrawn their objection.     

2. Kent County Council – no objection to the demolition of the listed buildings has 

been received from Kent County Council.   

3. Tunbridge Wells Borough Council - no objection to the demolition of the listed 

buildings has been received from Tunbridge Wells Borough Council. 

4. Society for the Protection of Ancient Buildings (SPAB) - in their response to the 

first listed building consent application, SPAB indicated that they did not object to the 

application for demolition. 

5. Council for the Protection of Rural England (CPRE) and Council for British 

Archaeology (CBA) - in their response to the first listed building consent application; 

the CPRE (also on behalf of the CBA) indicated that they did not object to the 

application for demolition. 

6. Ancient Monuments Society (AMS) - in their response to the first listed building 

consent application, the AMS indicated that they did not object to the application for 

demolition. 

7. Capel Parish Council - in their response to the first listed building consent 

application, the Parish Council indicated that they did not object to the application for 

demolition. 

6.2 The Highways Agency is consulting Tunbridge Wells Borough Council and English 

Heritage to prepare a Statement of Common Ground which will include a set of 

conditions, in respect of recording the buildings and relocation of the stables and barn, 

the Highways Agency would be willing to meet if consent is granted. 
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7 CONCLUSIONS 

7.1 The Scheme would require the demolition of two Grade II listed buildings, Burgess Hill 

Farmhouse and Burgess Hill Barn with Stables (byre) and two curtilage listed structures, 

which stand on the east side of the A21. This demolition would result in the total loss of 

their significance.  The buildings have been subjected to detailed recording and further 

investigation and analysis is proposed to accompany the demolition.  This would meet the 

requirements of PPS 5 in this regard.  It is proposed to demolish the barns and stables 

(byre) in a manner that would enable their re-erection at another location. 

7.2 An analysis of the proposals in relation to national planning policy indicates that in this 

exceptional case the total loss of significance should be considered acceptable given the 

public benefits associated with the scheme and the need to avoid significant adverse 

environmental impacts on the Area of Outstanding Natural Beauty, the Castle Hill 

Scheduled Monument and other ecological assets.  This view is supported by all of the 

statutory consultees including English Heritage, the Society for the Protection of Ancient 

Buildings, the Ancient Monuments Society and Council for the Protection of Rural England 

(on behalf of the Council for British Archaeology).   
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APPENDIX A – LOCATION PLAN 

 


