
 

Calverley Square Development  Design 
 
1 EXECUTIVE SUMMARY 
 
1.1 This report covers the progression of the Calverley Square project through 

planning, site assembly and design development to the end of RIBA Plan of 
Works Stage 4. It updates the detailed design elements for Stage 4 of the office, 
theatre, underground car park and public realm including the principal site, 
building and material design criteria identifying how the design has developed 
through RIBA Stage 4 to reflect detailed design, the planning conditions, 
programme, and cost.  

 
1.2 The report updates progress following the award of Planning Consent in June 

2018 with 53 conditions and identifies the process to discharge those planning 
conditions. The report highlights how the designs have changed from Stage 3 to 
the end of Stage 4. It summarises how the master programme has been 
updated to monitor progress and to react to the changing needs of the project, 
the external market place, the construction industry and external economic 
factors. 

 
1.3 The report highlights the process undertaken to achieve the cost summary for 

the project and identifies the factors that have influenced the cost returns. It 
reviews the Mace Contractor proposals to be agreed and provides an updated 
project programme for delivery of the project. In addition, the update on the next 
procurement stage to deliver the development programme is outlined. 

 
1.4 An update on the site assembly and CPO process, strategy and next steps to 

secure possession of the interests within the project programme (considering 
the enabling works necessary to deliver the project) is provided whilst the 
consents necessary for the delivery of the scheme (including neighbourly 
matters such as rights to light and party wall matters; section 278 Agreements 
and Traffic Regulations Orders) are outlined. 

 
1.5 The proposed construction management processes as the contractor takes over 

the site and delivers the development are set out as indicated in the live 
construction management plan (Appendix H) along with the key construction 
risks of the project and identifies where these have been mitigated and whether 
the remaining risks are held by the Council or by the contractor through the 
design and build procurement process. 

 
1.6 The environmental, social and economic benefits to the Town and to the 

Borough of developing the scheme as presented and tested at planning and 
CPO public inquiry are set out.  

 
1.7 The next steps to complete site assembly, procure the second stage of the 

Design and Build Contract, finalise design and complete all necessary design, 
development delivery and site assembly actions to enable the development to 
be delivered. 

 

 



 

2 INTRODUCTION AND BACKGROUND 
 
2.1 This report covers the design, the development delivery, programme delivery 

and site assembly aspects of the Civic Development project related to the 
following elements: 

 

 A new 1,200 seat theatre; 

 A new shared-use building including accommodation for civic functions 
and offices for the council and third-party organisations; 

 An underground car park, partly under the office building and extending 
under part of Calverley Grounds; 

 Local remodelling of the public realm associated with the above buildings 
and car park. 
 

2.2 The development is proposed on the Mount Pleasant Avenue and Great Hall 
car parks which are in the freehold ownership of the Council and will form the 
western edge to Calverley Grounds. The location of the car parks and Calverley 
Grounds is shown in Appendix A. 

2.3 The Borough has a clear and ambitious vision to “grow our role as the cultural 
centre of the Kent & Sussex High Weald, so that by 2024 the borough of 
Tunbridge Wells is nationally recognised for its vibrant cultural provision”. 
Having a modern theatre sits at the heart of this vision. The commitment to 
deliver a modern theatre fit for the 21st Century and deliver new office space on 
Mount Pleasant Avenue Car Park are key components of the Council’s Five-
Year Plan.  

2.4 The key elements of the Calverley Square development have been set out in 
previous reports. Full Council approved the delivery of the Calverley Square 
Development on the 6 December 2017 (Civic Development Delivery) advised by 
the key project management team comprising Avison Young and Aecom and 
working in the first stage of a two stage Design and Build Contract with the 
contractor, MACE. 

2.5 Previous Full Council, Cabinet and delegated officer decisions chart the 
progress of the site assembly and compulsory purchase order for the 
development, the appropriation that has been actioned and the procurement of 
the specialists, consultants and contractors required to deliver the scheme. The 
decisions listed in Appendices B and C. 

2.6 The design and development of a new Theatre, Civic Centre, underground car 
park and public realm works has now reached the end of RIBA Plan of Work 
Stage 4 (Technical Design). It builds on the work carried out during the previous 
RIBA Stages. The completion of RIBA Stage 4 is an important project milestone 
and gateway. It is the point at which the Council decides to enter into contract to 
develop and deliver the development. This is the second stage of the two stage 
design and build contract that the Council entered into with Mace at the end of 
RIBA Stage 3. 

 



 

2.7 During RIBA Stage 4 the site assembly has progressed with use by the Council 
of its CPO powers, planning permission has been granted and the design of the 
project has progressed, and the cost been tested in the current construction 
market. 

2.8 This report updates on the key Calverley Square development criteria and 
identifies the next steps to progress the development.  

 

 
3.     PLANNING 
 
3.1 A Planning Committee met on 9 May 2018 to consider the Calverley Square 

development application. The Planning Consent was awarded with 53 
conditions. The decision by Planning Committee to grant planning permission 
subject to conditions was unanimous. The legal agreement (Memorandum of 
Understanding) that forms part of the planning decision was signed on 15 June 
2018. Planning Consent may be viewed at the Council planning website.  

 
Section 96A Non—Material Amendments 

 
3.1 Non-material Amendments have been incorporated into the design, as scheme 

improvements have been required in areas, and to ensure that the final 
materials and detailing were cost effective. 

 
3.2 Following discussions with the Planning Authority it has been agreed that the 

process to discharge Conditions will be undertaken once Section96A (S96A) 
Non-Material Amendments have been submitted and approved. These are 
required due to non-material design changes that have occurred during the 
development of the Stage 4 design to the Approved Plans. Avison Young has 
been liaising with the Design Team and Planning Authority to review design 
changes and have agreed which changes need to be submitted as a S96A 
amendment. 
 

3.3 The S96A plans are to be submitted at the end of August 2019 and the update 
Approved Plans are expected within 28 days of submission, Early October 
2019. See attached to Exempt Appendix B Avison Young Stage 4 Report 
(Appendix H) and in the members room. 
 
Planning Conditions  

 

3.4 The submission of Planning Pre-Commencement Conditions is required 
throughout Sept/Oct 2019 ahead of the start on site on Jan 2020. 
 

3.5 Planning Condition 8a which relates to archaeology is currently being 
discharged, with field work planned for Sept 2019. 

 
3.6 All conditions which need to be discharged in advance of commencement of 

works will be submitted after the S96A plans are approved in early October 
2019. Once submitted they should be discharged by mid-December 2019 in 
advance of the construction works starting. 

 



 

3.7 The programme for submission to discharge planning conditions has been 
impacted by the procurement and value engineering process which affected the 
detailed design. The details are contained in the planning condition discharge 
schedule at Exempt Appendix A Stage 4 Report. The full Conditions Tracker is 
included in confidential Avison Young Stage 4 Report (Appendix G) available in 
the members room, and listed in Exempt Appendix B. 

 
 

4 SITE ASSEMBLY  
 

Background 
 

4.1 On 15 June 2018 the Council granted planning permission for the Calverley 
Square development. 
 

4.2 On 19 July 2018 the Council resolved to make the Tunbridge Wells Borough 
Council (Calverley Square) Compulsory Purchase Order 2018. The Order was 
made on 20 August 2018 pursuant to section 226(1) (a) of the Town and 
Country Planning Act 1990, the Acquisition of Land Act 1981 and section 13 of 
the Local Government (Miscellaneous Provisions) Act 1976. A copy of the Order 
can be seen on the website and is included in confidential Avison Young Stage 
4 Report (Appendix J, K and L) available in the members room, and listed in 
Exempt Appendix B. 

 

4.3 The Order was submitted to the Secretary of State for Housing, Communities 
and Local Government on 6 September 2018 for confirmation. 

 

4.4 The purpose of the Order is to give the Council powers to acquire compulsorily 
the land and rights it needs to deliver the Calverley Square development. 

 

 Affected parties 
 

4.5 The affected parties are listed in the Exempt Appendix A and are included in 
confidential Avison Young Stage 4 Report (Appendix J, K and L) available in 
the members room, and listed in Exempt Appendix B. 
 

Key Negotiations held 
 

4.6 These are summarised in the Exempt Appendix A and included in confidential 
Avison Young Stage 4 Report (Appendix J, K and L) available in the members 
room, and listed in Exempt Appendix B. 
 

The Inquiry 
 

4.7 The Inquiry into the Order opened on 12 February 2019 and closed on 8 March 
2019. 
 

4.8 The purpose of the Inquiry was for the Inspector to examine the Council’s case 
for the Order, hear the objections to the Order and for the Inspector to then 
decide whether to either: 

 confirm the Order without amendments; 

 confirm the Order with amendments; 

 not confirm the Order. 



 

4.9 Statutory objections and a number of non-statutory objections were received. 
 

4.10 The Council submitted its Statement of Case in November 2018 responding to 
the objections received including the non-statutory objections which have been 
grouped into themes. The CPO Inquiry commenced on 12 February 2019 and 
convened over 12 days, closing on the 8 March 2019. 

 
4.11 The independent inspector appointed by the Planning Inspectorate provided 

opportunity during the course of the inquiry for those appearing at the inquiry to 
ask their questions and for allowing questions from the public attending to each 
of the professional expert witnesses. This provided the opportunity for the 
inspector to listen to all the questions.   

 
4.12 At the inquiry the Council was required to demonstrate that there was a 

compelling case in the public interest for the CPO to be confirmed. The 
Inspector considered evidence presented by the Council and Objectors which 
was tested through cross examination.  Expert witnesses have a duty to assist 
the inspector at public inquiry and that duty overrides any obligation to the 
experts’ clients when giving evidence. The Inquiry was open to the public, so 
members of the public were permitted to speak at the discretion of the 
Inspector. 

 
4.13 In setting out its case as to why the CPO should be confirmed the Council 

addressed the following grounds for objection: 

 no compelling case for the scheme and concerns over economic, social 
and environmental benefits to the town; 

 inadequate consideration of alternatives, cost and viability of the 
scheme and effect on the existing Civic Centre and theatre;  

 inadequate consultation with the public, concern over the theatre design 
and vehicular access; 

 concern about the impact on Hoopers’ car park and the knock-on effect 
on the department store and inadequate consideration of alternative 
access arrangements; 

 lack of consideration of Human Rights and Public Sector Equalities 
Duty; and 

 Property specific issues. 
 
4.14 The above matters were set out within the Council’s Proofs of Evidence. 

Throughout the development of Calverley Square the Council has been 
supported by a team of professional expertise which has helped inform and 
guide the development proposals. In presenting its case at the Public Inquiry 
the Council had a range of professional expertise that attended the Public 
Inquiry as witnesses as well as professional expertise providing submissions 
where appropriate. The range of expertise used during the Inquiry covered: 

 Architecture 

 Theatre Operations and Financial Viability 

 Theatre Design and Performance 

 Noise and Acoustics 

 Site Assembly and CPO  

 Construction Contractor  

 Economic Assessment and Benefits 



 

 Access and Transport 

 Health & Safety  

 Planning  

 Finance 
 

 

5 CPO INDEPENDENT INSPECTOR’S REPORT 
 
5.1 The Inspector’s decision was to confirm the Compulsory Purchase Order in full 

with no modifications. A copy of the notice is attached at Appendix D. 
 
5.2 In his report the Inspector: 

Para 44: confirmed that he considered that there had been good public 
consultation  
Para 46: considered that given the constraints, the better option is to provide a 
purpose built theatre rather than refurbish the existing 
Para 48: considered it sensible to leave the Cinema site to private developer – 
additional economic benefit alongside the theatre. 
Para 49: considered that it is necessary that the theatre should be in the Town 
Centre and the location close to transport links is a significant advantage. 
Para 50: stated that having considered other alternative sites that might be 
suitable, he concluded that this is the best alternative.  
Para 51: stated that the policies within the Local Plan which were relevant to the 
redevelopment scheme and its planning application were up-to-date and largely 
in accordance with the relevant National Planning Policy Framework.  
Para 59: stated that the development has been carefully considered against the 
development plan policy and this includes the effect on heritage assets. I have 
considered these matters and my conclusion agrees with the planning 
application process where planning permission was granted. While there is 
some effect on heritage assets, the public benefits of the scheme clearly 
outweigh those effects.  
Para 73: stated that overall, it is clear that the Council has put in place an 
expert team to develop the project, has carried out detailed control of the project 
and is endeavouring to anticipate potential problems and is managing risks. I 
conclude that the project is being well financed and managed and this is not a 
reason to consider that the project might fail or not proceed. 

 
5.3 The Inspector concluded: 

 
Para 279: I have set out the benefits of the development. I consider that the 
public interest and wider economic social and environmental benefits realised 
as a result of the development outweigh the necessary interference with the 
private rights and interests that exist in the Order Land and that what is being 
acquired is a fair and proportionate balance between the interests of those 
whose Convention rights will be affected and the wider public interest. I 
conclude that there is a compelling case in the public interest for the 
compulsory acquisition for each and every parcel of land and other interest 
within the Order Schedule and that the impact on Convention Rights is justified 
in the public interest, authorised by law and necessary and proportionate to fulfil 
the Council’s objectives of securing its civic development programme. 

 



 

Para 284: I have had due regard to the Public Sector Equality Duty (PSED) 
contained in the Equality Act 2010, which sets out the need to eliminate 
unlawful discrimination, harassment and victimisation, and to advance equality 
of opportunity and foster good relations between people who share a protected 
characteristic and people who do not share it. I acknowledge that there could be 
some adverse effect in relation to persons with protected characteristics, 
particularly patients at iSmile Dental Ltd, but the Council is endeavouring to help 
find suitable alternative premises, which should go a significant way to limit any 
impact.  

 
Para 285: I also recognise that there would be some interference with rights 
under Article 1 of the First Protocol (protection of property) and article 8 (right 
for respect for private and family life, and home) of the European Convention on 
Human Rights to all those affected. This interference would be particularly 
marked in respect of Hoopers and to some extent Dr Azimi at iSmile Dental Ltd. 
However, I conclude that the purposes for which the Order land would be 
acquired, and the benefits of the scheme justify interfering with the human rights 
of those with an interest in the land affected.  

 
Balance and Conclusion - Para 286: I have found that the development is in 
accordance with the adopted Local Plan and the National Planning Policy 
Framework and has planning permission. Some impact on the local 
environment, including historic assets have been identified and these are 
considered in the overall balance. There are conditions to the planning 
permission, but there is no reason why these should not be discharged to allow 
the development to proceed. There is a need for compulsory purchase, as it is 
clear that agreement to acquire the rights and land sought would be unlikely to 
have been forthcoming without it. 

 
5.3 Para 287: The Council has demonstrated that they have a professional team in 

place to manage the contract and have full control of finances with appropriate 
funding in place and there is no reason that this matter should prevent the 
development proceeding. There has been appropriate consultation in relation to 
the project as a whole, the planning application and with those affected by the 
compulsory purchase reasonable steps have been taken to acquire the Order 
land and rights by agreement. Alternative options have been considered 
throughout the process, but I consider that given the purposes of the 
compulsory purchase and the aims for the development that the current site is 
the most appropriate for the development. 

 
5.4 Para 288: Section 226 notes that while a local authority may be authorised to 

acquire land compulsorily, it must not exercise the power unless they think that 
the development/redevelopment or improvement is likely to contribute to the 
achievement of any one or more of the objects of promotion or improvement of 
the economic, or social or environmental well-being of their area. It is clear that 
the Council does think that there will be such promotion and improvement, and 
given the expert team appointed and the evidence and information provided, I 
concur and conclude that each one of those promotions and improvements 
would be achieved. 

 



 

5.5 Para 289: I have taken into consideration the adverse effects that the 
development will have as identified in the decision above, including in terms of 
human rights and equalities of the statutory objectors, but consider overall that 
the development will contribute significantly to the achievement of the promotion 
and improvement of the economic, social and environmental wellbeing of the 
area. Therefore, on balance there are strong planning justifications for the use 
of the Compulsory Purchase Order powers to implement the redevelopment 
scheme so that I consider that there is a compelling case in the public interest; I 
therefore confirm the Compulsory Purchase Order.  

 

The Decision Notice 
 

5.6 The Order was confirmed without amendments on 3 May 2019. A copy of the 
notice is attached as Appendix D. 
 

5.7 The decision was released on 3 May 2019 by the Planning Inspectorate. The 
Council published notification of the decision in the local press on the 10 May 
2019. In addition, notices were erected on site and all interested parties 
received a letter. Formal notification is part of CPO process. The formal 
notification also sets a deadline for implementation of the CPO. The CPO may 
be implemented within three years of the date of formal notification.  
 

5.8 Although an application may be made to the High Court within 6 weeks of the 
decision challenging its validity, no challenge was made and therefore the CPO 
is free of challenge and is capable of being implemented. 

 

5.9 The order as confirmed became operative on 10 May when the notice was 
published The Council therefore now has three years, up until 9 May 2022 in 
which to implement the CPO. 

 

5.10 The effect of this is that the Council may serve notices and take possession of 
property (see below) and acquire rights, as provided by the Order. The Council 
would then be obliged to pay compensation to those affected. 

 

Next Steps (key points) 
 

5.11 The next steps can be summarised as follows: 

 The Council decides whether to proceed with the development and 
therefore whether to serve the necessary notices needed to acquire 
the land and rights needed for the development. 

 The Council’s solicitors will draft the necessary notices (general 
vesting declaration, notice to treat and notice of entry) for Council 
approval. 

 Confirmation will be given to the referencing company regarding which 
plots should be subject to notice to treat & notice of entry and which 
should be subject to GVD. 

 Once approved by the Council, the notices, with covering letters, will 
be sent to the referencing company who will serve them on the 
affected parties. 

 A minimum of three months’ notice is required before possession of 
property can be taken. 

 



 

6. SOCIAL, ENVIRONMENTAL AND ECONOMIC BENEFITS 
 

6.1 The Social, Environmental and Economic benefits of the scheme are identified 
in the previous Full Council and Cabinet Reports and delegated Officer Decision 
reports, in the Planning Officer’s report and in the Compulsory Purchase Order 
documents. The benefits are evidenced by both expert consultants and by 
independent reviews. 

6.2 Economic Benefits - The development will cost £108m with a net annual 
revenue cost to the Council of £2.3m. The investment will deliver up to 326 new 
jobs and annual net economic benefits of: 
 

 Annual Net Economic Benefit 

 Regional Local 

New Theatre 

Earnings (Direct) £0.6m £0.5m 

Earnings (Indirect) £0.2m - £0.3m £0.1m 

F&B Direct Expenditure £0.9m - £1.1m £0.9m - £1.1m 

Town Centre Expenditure £1.3m  - £2.6m £1.3m - £2.6m 

Commercial Offices 

Earnings (Direct) £7.4m - £7.8m £3.7m - £3.9m 

Earnings (Indirect) £2.2m - £2.9m £0.5m - £0.6m 

Town Centre Expenditure £0.2m - £0.4m £0.2m - £0.4m 

GVA (Gross Value Added) £24.3m - £33.2m £12m - £16.5m 

 

6.3 The Council commissioned GVA to produce a Wider Economic Benefits 
Assessment of the Calverley Square scheme. This assessment was 
independently tested by Lichfields on behalf of the Local Planning Authority. 
The above table sets out the sensitivity tested range of economic benefits 
delivered by the scheme on an annual basis. 
 

6.4 The above does not include the annual economic benefits that would arise from 
the redevelopment of the existing civic complex.  

 
6.5 Social Benefits - The Inspectors report in paragraphs 81 – 83 recognises social 

benefits of the proposed development in that: 
‘It is important that population growth in Tunbridge Wells and the wider 
borough is supported by a commensurate growth in cultural and 
recreational facilities. The place-making aspect of the development would 
also make an important contribution to social well-being. The Scheme 
would provide a new civic and cultural focus to the town. The proposed 
theatre and office, which are high quality architecture, the improved layout 
of the entrance to the park and connection with the town would enhance 
the public realm and the adjacent Calverley Grounds, contributing to the 
social well-being of the area.  

 
The new theatre would provide modern facilities to allow high quality 
touring productions to perform in Royal Tunbridge Wells, enhancing the 
attractiveness of the theatre to residents and visitors and providing a 
valuable widening of the range of cultural activities within Tunbridge Wells. 
The new theatre would also provide for a wide range of local community 
and voluntary groups within the area.  



 

 
The Arts Council notes that it is good practice to maintain a continued 
service of culture and arts provision. Under their 10 year Great Art and 
Culture Framework it indicates they want arts and culture to thrive and to 
be excellent, and to make sure the right conditions are created for that. It 
is noted that it is important that children and young people are exposed to 
culture and can gain from it either as audiences or as people with a talent 
to pursue. The Arts Council believe good quality local provision is crucial 
to sustaining the public value of arts and culture to the individual, to 
society and to the national economy.’ 

 
6.6 Environmental Benefits - The Inspectors report highlights regarding 

environmental benefits at paragraph 110:  
‘The project offers an opportunity to provide an improved interface 
between the town and Calverley Grounds. Place-making is at the heart of 
the project, with a civic square acting as the focal point, as well as the 
gateway between Calverley Grounds and the town. The new square would 
be defined by the office and theatre buildings, framing the gateway to 
Calverley Grounds, providing a new civic and cultural focus to the town 
that substantially improves the relationship and interface between the 
landscaped grounds and the town centre. Inherent to the project’s 
objectives is the importance of Calverley Square being a pedestrian plaza, 
a welcoming public place that provides social and environmental benefits 
as a destination, and as a space for pedestrians that links the theatre, 
office and Calverley Grounds and it is important in achieving this vision 
that vehicles are limited in this area.’  

 
6.7 In confirming the Compulsory Purchase Order, The Inspector recognised the 

significant economic benefits and the compelling case in the public interest. A 
copy of the full report is attached as Appendix D. The key conclusion and 
decision of the Inspector is set out in paragraphs 283 – 289.  

 

6.8 The main points made by the Inspector in his decision are: Social Well Being - 
Para 90: I conclude that the theatre will serve a significant social function and 
benefit the cultural provision for the town and will provide substantial benefits to 
the social wellbeing of the area.  

 

6.9 Environmental Well Being - Para 117: While I have noted there will be some 
harm to the heritage assets and changes to views from the park, Hotel du Vin 
and elsewhere in the conservation area, that harm will be mitigated to some 
extent by new landscaping, and the overall public benefit of the development 
clearly outweighs the harm and there will be substantial environmental benefits 
from the development. 

 
6.10 Economic Well Being - Para 150: I conclude that the economic benefits of the 

scheme are significant and weigh in favour of the conclusion as to whether or 
not there is a compelling case in favour of the CPO. 

 

 
 
 



 

7 PROCUREMENT  
 
7.1 Procurement of the Project Manager was undertaken using the Homes and 

Communities Agency Framework agreement.  A mini tender process was 
completed in accordance with the Framework and Avison Young were 
appointed as Project Manager with Aecom appointed as cost consultants. 

 
7.2 A delegated officer decision on 28 February 2018 agreed that the consultancy 

firm Avison Young be appointed to act as the Lead Consultant to provide the 
services outlined, including but not restricted to: site assembly; estates and 
agency matters; planning matters; neighbourly matters; project management; 
cost management; and health and safety management, to continue to develop 
and to deliver out the Civic Development.  

 
7.3 Procurement of the two stage design and build contractor was undertaken using 

the Southern Construction Framework Agreement. A mini tender process was 
undertaken in accordance with the Framework and Mace were appointed as 
construction contractor. 

  
7.4 A delegated officer decision on 24 May 2018 agreed: 

 That the Construction Contractor (Mace) with the design team (option 
2) identified in Exempt Appendix A be appointed to act as the 
Construction Contractor to develop and deliver out the Civic 
Development;  

 That the Pre-Construction Services Agreement budget as set out in 
Exempt Appendix A be approved; and 

 That the additional architectural and structural engineering support as 
set out in Exempt Appendix A be approved on the client side to 
completion for the cost outlined which remains in the total cost 
envelope. 
 

7.5 An internal audit has been undertaken of this procurement and declared the 
governance of the process to be sound. 

 

 

8  DESIGN 
 

RIBA Stage 4  
 
8.1 The design of the scheme has developed further having regard to the site 

strategy, the building strategy and the material strategy. Through RIBA Stage 4 
the design of each element of the project, (the office, the theatre, the 
underground car park and the public realm) has also been developed further to 
deliver technical design working with the contractor to refine materials and 
methodology.   The design has further developed to discharge the design 
related planning conditions attached to the Planning Consent.  The changes in 
design since RIBA Stage 3 are identified in the confidential Avison Young Stage 
4 Report (Appendix C, D, E and F) available in the members room, and listed in 
Exempt Appendix B. 

 
 



 

8.2 The RIBA Stage 4 design process takes the Stage 3 Design and develops it into 
a coordinated Technical Design.  Mace inherited the Stage 3 design information 
and with their architect/lead designer Nicholas Hare Architects and the wider 
design team, they have developed the design, made improvements in areas 
deemed appropriate through consultation with TWBC and have checked and 
updated the design to be in compliance with Building Regulations.   
 

8.3 The project team has also worked closely with the client team to review options 
on finishes in order to agree the materials and finishes palette for both the 
external and internal space. 
 

8.4 Mace has also developed the temporary works design and construction 
methodology for both buildings using the expertise of their design team and 
advice from the sub-contractors who Mace have been in discussions with during 
the procurement process. The process has sought to de-risk where possible the 
construction processes, particularly during the excavation and ground works 
phase resulting in reduced vehicle movements and reducing the Impact from 
the construction on the Town Centre. 

 
Design Changes in Stage 4 

 
8.5 The Stage 3 external massing has remained the same throughout stage 4 but 

there have been some areas of detail that have been improved or changed due 
to site conditions, client changes and design improvement, notably: 
 

 Lower levels of the car park – The lower two levels of the car park have 
been squared off in order to improve the building efficiency and 
buildability. This change did not change the external appearance of the 
building and the levels within the park remained the same. 
 

 The Square - Detailed survey of the levels on the Approach (Mount 
Pleasant Avenue) has led to some re-engineering of the local road 
junction and adjacent retaining walls. 
 

 Flood risk enhancements – due to the frequency of floods in the area 
the client asked the design team what other measures in addition to the 
Environment Health accepted Flood Risk mitigation measures could the 
project undertake to de-risk even further flood risk. Following a study, it 
was agreed to install a French drain system in the Park adjacent to the 
Square and also raise the ground floor of the theatre by 50mm. 
 

 Internal space layout changes – following consultation with the client 
service leads and their teams the space layouts have been reviewed, 
challenged and changed to suit the needs of both the theatre team and 
the council office team.  

 

 Building control compliance – there have been some design changes to 
the internal layouts in order to satisfy Building Control Requirements.  

 

 Theatre piling design – following further borehole surveys of the theatre 
site it was deemed highly likely that the formation level of the deepest 



 

part of the theatre basement was below the water table, with the added 
considerable risk of high ground water flows and varying ground make 
up due to the Tunbridge Wells fault line precisely through this area. The 
piling design and specification was changed in Stage 4 to a secant 
piling scheme for this deep basement to avoid the risk of dangerous 
water ingress during construction, ground instability and collapsing 
excavations.  

 

 The design team have developed the design cognisant of all building 
regulations and ensuring that equal opportunities are available for 
lesser abled employees or building visitors, this was a key requirement 
for TWBC and forms part of their wider equalities policy. The client has 
also undertaken a detailed Equalities Impact Assessment to 
considering aspects of the design.    
 

Stage 5 Design Development  
 
8.6 The following client direct design items will need to be co-ordinated with Mace’s 

design following TWBC’s appointment of its suppliers: 
   

 AV & Digital Signage: Mace will install the infrastructure for AV and 
Digital Signage within the contract however the Council will need to 
procure a specialist AV supplier and installer to complete this element in 
Stage 5.   

 

 Signage & Wayfinding:  It has been agreed that the signage and 
wayfinding design will be procured and completed in Stage 5 direct by 
the client. 

 

 Public Artwork, Artist and/or fabricator is to be appointed by TWBC. 
 
8.7 Mace and their design team will develop the technical designs in line with the 

agreed JCT process and will be overseen by a client design monitoring team.  
 

Enabling Works 
 

8.8 A package of enabling works has been developed over the past 12 months. 
The scope of the enabling works remains fluid and can only be confirmed 
subject to TWBC approval to proceed on 25 September. 
 

8.9 Following the deferment of the start on site planned initially planned for Oct 
2019, the programme was recut and the activities below moved from enabling 
works to main works: 

 

 ‘Sainsbury’s’ Loading bay, now due to be undertaken in Spring 2020 

 Temporary Bus Stop Relocation: Prior to the commencement of the 
Sainsbury’s loading bay, the bus stops are planned to be relocated, 
potentially further back up Mount  Pleasant Road. The three existing 
bus stops and shelters are to be relocated slightly to make space for 
the loading bay. The works will be undertaken by JC Decaux, and is 
subject to Advertising Consent, which JC Decaux will apply for. 



 

 Taxi Rank move. This is to be relocated following the completion of the 
bus shelter relocation and loading bay. 

 

8.10 The scope of the Enabling works are now as follows: 
 

 Utility diversions and disconnections are being arranged by TWBC, and 
in most cases TWBC are / will be the account holder. 

 Tree removal and vegetation removal should be carried out prior to the 
start of the main contract works in January 2020. There works are 
planned to be undertaken in either Oct 2019 or early January 2020. 

 Mount Pleasant Avenue (MPA) parking spaces (TRO) The redirection 
of MPA will be planned for Pre-Construction, and in line with the below. 

 Mount Pleasant Avenue parking spaces (TRO) The repositioning and 
temporary closure of the 6-7 car parking spaces will be planned for pre-
construction. 

 Asbestos surveys and removals. Demolition surveys are to be 
undertaken immediately following Dr Azimi’s departure. Any asbestos 
found is to be removed prior to demolition and if possible, prior to the 
commencement of the main contract. 

 Badger sett closure. The closure of the badger sett is being planned for 
Aug/Sept 2019 under licence from Natural England. 

 Hoarding Installation for the construction works compound. 

 Great Hall structural slab testing. 

 
8.11 Other non-project works including the installation of the temporary WC and 

temporary path into Calverley grounds will be delivered directly by TWBC, as 
separate to the Mace contract. These works include: 

 

 The provision of a temporary footpath which will be accessible to all, to 
allow pedestrian access to Calverley Grounds during the construction 
works. 

 The provision of a temporary toilet block and ramp during the 
construction phase. 

 The relocation of the Dowding Memorial 

 The provision of a temporary bin store for the Great Hall  

 The temporary replacement of charging points for the BBC mobile 
broadcasting units 

 
8.12 Summary details are attached to the confidential Avison Young Stage 4 Report 

available in the members room. 
 

 
9. COST SUMMARY 
 
9.1 The cost summary is provided in Exempt Appendix A. Full details are available 

in the confidential Avison Young Stage 4 Report available in the members 
room. 

 

 
 



 

10. AECOM CONCLUSION   
 

10.1 The Aecom conclusions are provided in Exempt Appendix A. Full details are 
available in the confidential Avison Young Stage 4 Report available in the 
members room. 

 

 

11. WORKS PACKAGES INCLUSIVE OF VALUE ENGINEERING 
 

11.1 The works packages inclusive of VE is summarised in Exempt Appendix A. Full 
details are available in the confidential Avison Young Stage 4 Report available 
in the members room. 

 

 

12. PROJECT PROGRAMME 
 

12.1 Programme Summary - The Master Programme has been developed through-
out Stage 4 to react to the changing needs of the project. The Stage 4 period 
was extended to allow additional time for the completion of design, as well as 
completing the two-stage procurement process which were all extended to 
incorporate an extensive value engineering phase. The biggest programme shift 
has been the deferent of a start on site from Oct 2019 to January 2020.  

 

12.2 The CPO and Planning aspects of the programme were successfully delivered 
on time, the Planning Consent was received on 15/06/18 and the CPO Decision 
Notice received on 03/05/19 following the in depth public inquiry in February 
2019. 

 

12.3 On Mace’s advice, the duration of the construction period has increased from 
27 months to 33 months, due to the  

(a) Introduction of secant piles to fully waterproof the deep basement 
section of the theatre, needed to mitigate the ground water risk, 
discovered in Stage 4 (11 weeks). 

(b) Reduced construction activities during the BBC’s live TV broadcast 
times to avoid impacting a key local stakeholder (6 weeks). 

(c) Technical challenges raised by the sub-contractors necessitating re-
sequencing (7 weeks). 

 

12.4 Subject to approval to proceed at Full Council 25/09/19, the main works are due 
to start on site on 27/01/20, and complete by August/September 2022. The 
undertaking of the final highway works to the raised table on Mount Pleasant 
Road is likely to be undertaken post construction in Sept – Oct 2022.  

 

12.5 Subject to approval to proceed at Full Council 25/09/19, the Main Contract is to 
be let by late October 2019, with early works commencing in December 2019. 

 

12.6 Vacant Possession is required onsite by 2nd January 2020, therefore the CPO 
Notices (notice to treat & notice of entry and GVD) are to be issued by 1st Oct 
2019, which allows for the minimum 3 month notice period.  

 

12.7 Party Wall Notices are to be prepared to be issued immediately following 
decision at Full Council. 



 

12.8 The submission of the Section 96A non-material amendments and the relevant 
Planning Conditions are expected to continue continuously through to Jan 2020.  

 

 
13. EQUALITIES IMPACT ASSESSMENT 
 
13.1 An EqIAs has been undertaken for the compulsory purchase order and is 

referenced in the main report attached at Appendix F.  The council will continue 
to review the EqIA during the completion of the site assembly under the CPO. 

 
13.2 The design team have developed the design cognisant of all building 

regulations and ensuring that equal opportunities are available for lesser abled 
employees or building visitors, this was a key requirement for TWBC and forms 
part of their wider equalities policy. The Council has also undertaken an initial 
Equalities Impact Assessment to consider aspects of the design and this is 
attached at Appendix F and will be continually reviewed by the Council as the 
scheme is delivered. 

 

 
14. CONSENTS 
 
14.1 Party Wall Notices - TWBC has appointed Hubbard Peglar as their Party Wall 

Surveyor. Party Wall Notices will be required in respect of the parties listed in 
Exempt Appendix A. Full details are available in the confidential Avison Young 
Stage 4 Report available in the members room. 

 
14.2 Section 278 Agreements - The Section 278 Agreements are under 

negotiation, in two parts 

 Technical Agreement / design details, (discussion between Mace/Vectos 
and KCC) 

 Legal Agreement (discussions between TWBC and KCC lawyers) 

 
14.3 Section 278 Highways Agreement, list: 

 Great Hall Arcade loading bay 

 Works to the Approach (Resurfacing Mount Pleasant Avenue) 

 Raised Table, inc build out for Pedestrian Crossing on MPA 

 Highway works to the ‘AXA bend’. 

 Taxi rank move and various yellow lines 
 
14.4 Process for Traffic Regulation Orders (TROs) - Following discussions with 

TWBC, KCC & Vectos, progress has been made in understanding the process 
required to obtain TROs. Following the agreement to enabling works dates, and 
4 weeks prior to the planned completion of each element of Highway Works, 
KCC will be instructed by TWBC to finalise and sign-off the TROs, for 
completion prior to the commencement on site. 

 
14.5 Permanent Traffic Regulation Orders: Five permanent TROs were Approved 

at JTB on January 21 2019, and need to be implemented within two years of the 
TRO notices (Nov 2018), but prior to their respective works on site. 

 



 

Ref Heading 
TRO 
Required 
by 

Next Steps 

A 

No waiting/no unloading 
along the Approach 
(Not approved at JTB) 

Nov 2019 Exceptional TRO: 
Will be managed through an 
exceptional TRO process (Parking 
Services to confirm) following 
closure of bays. 

B 
No waiting/no unloading 
along the southern end of 
MPA 

Nov 2019 Complete S278 Agreements and 
undertake works, inform Parking 
Services of works completion date. 

C 
Relocate parking on the east 
side of MPA to the west side. 

Nov 2019 Complete S278 Agreements and 
undertake works, inform Parking 
Services of works completion date. 

D 
Relocate taxi rank, car-club 
bay and remove disabled 
parking bay. 

Nov 2019 Complete S278 Agreements and 
undertake works, inform Parking 
Services of works completion date. 

E 

Install Great Hall Loading Bay Sept 2019 Complete S278 Agreements and 
undertake works, inform Parking 
Services of works completion date. 

F 
Change Direction of Travel 
along MPA. 

Nov 2019 Complete S278 Agreements and 
undertake works, inform Parking 
Services of works completion date. 

 

 
14.6 Temporary Traffic Regulation Orders (TTROs)- A number of TTROs are 

required for this project, these include: 

 Highway works for UKPN works by the sub-station (during construction 
period) 

 Re-grading works to ‘The Approach’, (during construction period) 

 Temporary closure of section of Mount Pleasant Avenue, between 
Grove Hill House and the new Theatre, (during construction period). 

 The set-up of the ice-rink and exit via Mount Pleasant Avenue will 
required a TTRO. 

 Note: Other temporary order may be required depending on the final 
Mace phasing plan. 

 

14.7 Permanent Stopping Up Orders - Not required as the sections of MPA 
being closed permanently are not Public Highway. 

 

14.8 Parking Suspension - Suspensions will be required along MPA (Circa 7no 
spaces) for the duration of the works, this is to enable Mace to work along 
the edge of the site, but to maintain vehicle access along MPA. 

 

14.9 Footpaths - No permanent Footpath Diversion Orders are required. Footways 
will require works and temporary closure / diversions. These will be detailed via 
the Traffic Management Plan and through the KCC permit to work on the 
Highway. 

 
14.10 Hermes & BBC Noise Monitoring & Vibration Agreement - An agreement 

is drafted where good working arrangements can be agreed for the contractor to 
adhere to. Initially this covers: 

 Conduct of Works / Good Neighbourly Agreement 

 BBC Vehicle / Charge Point provisions 



 

 Noise & Vibration Monitoring (Trigger action points and processes) 

 Hoarding / Scaffolding Licence (if required) 

 Bins / Waste Management 
 

14.9 This agreement is expected to be finalised between the Council and the BBC 
in advance of the construction works starting. 

14.10 Hoarding Licence - The contractor will request Hoarding Licences from the 
LPA for the duration of the works. 

 

14.11 Section 80 Demolition Notice - Mace will be required to apply for this notice 
at least 6 weeks prior to any demolition works taking place.
 https://www.kentbuildingcontrol.co.uk/forms/demolitions.html  

 

14.12 Scaffold Licences - Currently Scaffold Licences with the LPA are not 
required, however this is to be reviewed by the Main Contractor. 

 
14.13 Statutory Utilities - Multiple utility works are required over the duration of this 

project. Max Fordham and Mace Services Team are managing the Utility Works 
on behalf of Mace. Mace have drafted and issued a Utility Tracker in their 
Monthly reports. The latest Tracker is appended to the Mace Contractor 
Proposals. 

 
14.14 Advertising Consent - Advertising Consent will be required for all signage 

attached to the buildings or the external areas. This applies to name signage, 
digital signage and the totem sign (if required). JC Decaux is arranging the 
advertising consent for the bus shelter relocations, but is on hold pending a 
package of enabling works has been developed over the past 12 months. The 
scope of the enabling works remains fluid and can only be confirmed subject to 
TWBC approval to proceed on either 25/09/19 or beforehand. 

 

14.15 Following the deferment of the start on site planned initially planned for Oct 
2019, the programme was recut and the activities below moved from enabling 
works to main works. 

 ‘Sainsbury’s’ Loading bay, now due to be undertaken in Spring 2020. 

 Temporary Bus Stop Relocation, Prior to the commencement of the 
Sainsbury’s loading bay, the bus stops are planned to be relocated, 
potentially further back up Mount Pleasant Road. The three existing bus 
stops and shelters are to be relocated slightly to make space for the 
loading bay. The works will be undertaken by JC Decaux, and is subject 
to Advertising Consent, which JC Decaux will apply for. 

 Taxi Rank move. This is to be relocated following the completion of the 
bus shelter relocation and loading bay. 

 The scope of the Enabling works are now as follows: 

 Utility diversions and disconnections are being arranged by TWBC, and 
in most cases TWBC are / will be the account holder. 

 Tree removal and vegetation removal should be carried out prior to the 
start of the main contract works in January 2020. There works are 
planned to be undertaken in either Oct 2019 or early January 2020. 

 Mount Pleasant Avenue (MPA) parking spaces (TRO) The redirection of 
MPA will be planned for Pre-Construction, and in line with the below. 

https://www.kentbuildingcontrol.co.uk/forms/demolitions.html


 

 Mount Pleasant Avenue parking spaces (TRO) The repositioning and 
temporary closure of the 6-7 car parking spaces will be planned for pre-
construction. 

 Asbestos surveys and removals. Demolition surveys are to be 
undertaken immediately following Dr Azimi’s departure. Any asbestos 
found is to be removed prior to demolition and if possible prior to the 
commencement of the main contract. 

 Badger sett closure. The closure of the badger sett is being planned for 
Aug/Sept 2019 under licence from Natural England, due by 9th Aug 
2019. 

 Hoarding Installation for the construction works compound. 

 Great Hall structural slab testing. 
 

 
15. MACE CONTRACTORS PROPOSALS (CPs) 
 
15.1 The Mace contractor proposals are summarised in the Exempt Appendix A. Full 

details are available in the confidential Avison Young Stage 4 Report (Appendix 
E and F) available in the members room. 

 

 
16. KEY RISKS 
 
16.1 The key risks are summarised in the Exempt Appendix A. Full details are 

available in the confidential Avison Young Stage 4 Report (Appendix B) 
available in the members room. 

 

 
17. NEXT STEPS 
  
17.1 Contractor’s Proposals will be submitted to TWBC for decision at Full Council 

on 25th September 2019. Although the programme to start on site is 
challenging, it remains target to commence on site with the main works in late 
Jan 2020. With respect to the early challenges, the following dates will need to 
be met:  

 Approval to proceed at Full Council 25/09/19 

 Issue Party Wall Notices on 26/09/19 

 Early Orders Placement with Mace by 30/09/19 

 Issue CPO Notices / GVD by 30/09/19 

 Place orders for Enabling Works by 30/09/19 

 Enter contract with Mace by late Oct 2019. 

 Receive Vacant Possession by 01/01/20 
 

 
REPORT APPENDICES 
 
The following appendices to the report are particularly relevant to this document: 

 Appendix H Construction Management Plan 

 Exempt Appendix A Calverley Square Exempt Report 

 Exempt Appendix B Avison Young Stage 4 Report 


