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REPORT SUMMARY 
 

REFERENCE NO -  20/01306/FULL 

APPLICATION PROPOSAL 

Revision to 18/03951/FULL and 19/02939/NMAMD including an increase of 26 additional 

homes and apartments, following modifications to the previously approved design, layout, and 

housing mix, together with associated parking and hard and soft landscaping design alterations. 

ADDRESS Hawkenbury Farm Hawkenbury Road Royal Tunbridge Wells Kent TN3 9AD   

RECOMMENDATION to GRANT planning permission subject to the completion of a Section 

106 legal agreement and subject to conditions (please refer to section 11.0 of the report for full 

recommendation) 

SUMMARY OF REASONS FOR RECOMMENDATION 

- The site is located within the Limits to Built Development and is allocated for housing 

under Policy AL/GB3 of the Site Allocations Local Plan 2016.  

- The Council are currently unable to meet their five year housing land supply. The 

proposal would help to provide dwellings in a sustainable location to meet this need. 

The proposal would result in the delivery of sustainable development and therefore in 

accordance with Paragraph 11 of the National Planning Policy Framework, permission 

should be granted.  

- The scale, location and design of the development would respect the context of the site 

and preserve the visual amenity of the street scene. 

- There would not be any significant adverse impact upon occupants of neighbouring 

properties. 

- The traffic movements generated by the development can be accommodated without 

detriment to highway safety and suitable measures (through a developer contribution) 

have been proposed to address the highway impact of the proposals.  

- The proposed parking layout would make adequate independent parking provision for 

each resulting property and would facilitate safe access to the highway. 

- Other environmental impacts have been assessed and there are not any which are 

potentially significant and which cannot be controlled by conditions. 

- Other issues raised have been assessed and there are not any which would warrant 

refusal of the application or which cannot be satisfactorily controlled by condition or 

legal agreement.  

INFORMATION ABOUT FINANCIAL BENEFITS OF PROPOSAL 

The following are considered to be material to the application: 

Contributions to be secured through Section 106 legal agreement:  

Off-site affordable housing: £469,246.56 

NHS: £20,016.00 

Secondary School: £47,670.00 

Community Learning: £10,829.52 

Youth Services: £1,703.00 

Waste: £4,775.42 

Children’s Play Space: £8,851.18 
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Adult/Youth Open Space: £20,000.00 

Hawkenbury Recreation Ground Works: £4,536.22 

Sustainable Transport: £12,170.34 

Car Club: £2,212.86 

Public Rights of Way: £3,097.90 

TOTAL: £605,109.00 

Net increase in numbers of jobs: N/A 

Estimated average annual workplace salary spend in Borough through net increase in 
numbers of jobs: N/A 

The following are not considered to be material to the application:  

Estimated annual council tax benefit for Borough: £4,777.76 

Estimated annual council tax benefit total: £43,990.44 

Annual New Homes Bonus (for first year): £26,000 

Estimated annual business rates benefits for Borough: N/A 

REASON FOR REFERRAL TO COMMITTEE 

The application is a ‘significant major’ over 20 dwellings that is recommended for approval. 

WARD Park PARISH/TOWN COUNCIL  APPLICANT Mr Robert Franks 

AGENT  

DECISION DUE DATE 

10/09/20 

PUBLICITY EXPIRY DATE 

24/07/20 

OFFICER SITE VISIT DATE 

25/06/20 

RELEVANT PLANNING HISTORY (including appeals and relevant history on adjoining 

sites): 

19/02927/FULL Proposal: Redesign of Phase 1B area to 

rearrange dwellings, plus amendments to 

approved housing mix and addition of two 

dwellings 

Approved 02/04/20 

19/02940/NMAMD Proposal: Non Material Amendment in Relation 

to 18/01082/FULL (Variation of Condition 2 

(Approved Plans) of Planning Consent 

16/07023/HYBRID - Amendments to Phase 1 

and 1A layout and house-type modifications, 

including changes to the materials distribution, 

design, internal layout and change in housing 

mix) - Reduction of balcony on house type 4G1; 

removal of balcony above front door of house 

type 5A1 and addition of porch canopy; change 

of car port to garage on Plot 103; change of 

linked car port to garage on Plots 106 and 107 

Approved 14/11/19 

19/02939/NMAMD Proposal: Non Material Amendment in relation to 

18/03951/FULL - New 4G2 house type and 

amended 4G1 and 4G3 house types and minor 

amendments to 113-114, 159, 174-175 and 202-

210; Replan of area covered by plots 117-122 

Approved 14/11/19 
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and 127 incorporating removal of previously 

approved split level homes and delivery of 

revised house types; Change in house type of 

plot 135 from 4J1 to 4A2; relocation of plot 146 

parking spaces; rotation of plot 170; separation 

of parking spaces 176 and 177 to allow for 

access path; alteration of parking space 182 to a 

private parking space for Plot 182;  Plots 196 -

197 single storey side garages moved. 

18/03951/FULL Proposal: Revision to Phase 2 of 

16/07023/HYBRID - layout and house type 

amendments, including an increase of 8 

additional dwellings, and modifications to the 

previously approved design, layout, and housing 

mix 

Approved 03/09/19 

18/01082/FULL Proposal: Variation of Condition 2 (Approved 

Plans) of Planning Consent 16/07023/HYBRID - 

Amendments to Phase 1 and 1A layout and 

house-type modifications, including changes to 

the materials distribution, design, internal layout 

and change in housing mix 

Approved 21/11/18 

16/07023/HYBRID Proposal: Hybrid planning application (part 

outline/part detailed) comprising: (1) full planning 

application for the re-grading and remediation of 

the entire site (2) full planning application for the 

demolition of Nos 17 and 19 Maryland Road and 

the construction of 235 dwellings together with 

accesses, parking, landscaping and areas of 

open space and (3) outline planning application 

(with all matters except access reserved) for a 

two form entry primary school, accesses, 

parking, drop-off areas, landscaping and 

associated playing fields and sports facilities 

Approved 20/02/17 

 
MAIN REPORT 
 
1.0 DESCRIPTION OF SITE 

 
1.01 The site covers an area of 6.4ha and relates to the second phase of development on 

the wider Hawkenbury Farm site (which is the southern part of the site). Policy 
AL/GB3 of the Site Allocations Local Plan (SALP) 2016 allocates the wider site for 
approximately 220-250 dwellings and a new primary school. Planning consent was 
granted in February 2017 (16/07023/HYBRID) for 235 dwellings and a two form entry 
primary school on the wider Hawkenbury Farm site. This consent provided 35% 
affordable housing, which equated to 82 affordable units. A subsequent planning 
application was approved in September 2019 for eight additional dwellings within 
Phase 2 (18/03951/FULL), taking the total number of approved dwellings to 243. This 
application secured financial contributions of £366,629.84, including £255,636.00 
towards off-site affordable housing (equivalent to three affordable dwellings). A 
further planning application was approved in April 2020 for an additional two 
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dwellings in Phase 1b (bringing the total number of dwellings in Phase 1b to seven 
dwellings and the total on the wider site to 245) (19/02927FULL). Phase 1b is a small 
area of land immediately to the north-east of the Phase 2 site. Application 
19/02927/FULL secured financial contributions of £113,090.50, including £85,212 
towards the provision of one off-site affordable dwelling.  

 
1.02 To date, planning consent has been granted for 245 dwellings and a primary school. 

Including the financial contributions secured towards off-site affordable housing 
(equivalent to four units), the approved schemes provides 35% affordable housing 
either on site or the equivalent off site contribution.  Construction works for the new 
primary school and dwellings within Phase 1 are well underway. 34 private dwellings 
are now complete and 68 affordable homes have been transferred to Town and 
Country Housing. The works to Phase 1b are forecast to commence mid December 
2020. The Phase 2 site has already been cleared, following land remodelling, 
drainage and sewerage infrastructure works. 

 
1.03 The site adjoins the Hawkenbury area of Tunbridge Wells and is located 

approximately 2km to the south east of Tunbridge Wells town centre. The site is 
located within, albeit at the edge of the Limits to Built Development. Land to the east 
and south is designated Metropolitan Green Belt. The land to the north-east of the 
site (on the opposite side of Hawkenbury Road) is designated Area of Outstanding 
Natural Beauty (AONB). The site is also classified as potentially contaminated land. 
To the north of the Phase 1 site is Hawkenbury Recreation ground.  

 
1.04 The proposal seeks amendments to Phase 2, which is the southern part of the wider 

Hawkenbury Farm site. Agricultural land, including Tuttys Farm is located to the east. 
There is further agricultural land and woodland belts to the south, with a watercourse 
(Reynard’s Brook) running along part of the southern boundary. Residential 
properties adjoin the western boundary of the site (Maryland Road). To the north of 
the Phase 2 site is the Phase 1 residential development and the new primary school.  

 
1.05 There are public footpaths along the eastern (WB50) and southern (WB47) 

boundaries and links to the wider network of Public Rights of Way (PROW).  
 
2.0 PROPOSAL 
 
2.01 To date planning consent has been granted for 245 dwellings, plus a primary school. 

Since consent was granted, the local housing market has changed with less demand 
for larger 4 and 5 bedroom units. To address market demand, the proposal includes 
more smaller units. The additional 26 dwellings are proposed in tandem with a 
change in housing mix, which reduces the size of the approved properties and results 
in only a small increase in overall floor area. The applicant states that the value of the 
permitted scheme has reduced significantly due to the challenging sales market, 
increase in build cost and other abnormal costs, which, in their view, include 
additional piling requirements; retaining walls; cut and fill; remediation of 
contaminated land; and, significant surface water management as a result of 
unprecedented weather conditions. The approved scheme is no longer considered 
viable by the applicant, which jeopardises delivery of the approved affordable 
housing and the remainder of the market housing within Phase 2 on this allocated 
site.  

 
2.02 The proposal seeks to provide 26 additional dwellings within Phase 2 (resulting in 

271 homes site wide and 136 homes within Phase 2). The proposal seeks to reduce 
the size of the apartments within the central apartment block and provide an 
additional 6 nos. 2 bed units and 2 nos. 1 bed units.  To the north of Phase 2, Plots 
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182 and 183 (shared ownership) are proposed to be removed and the area 
redesigned to allow for an additional apartment building (Plots 176-181). Two of 
apartments in this building are proposed to be made available as two bedroom 
shared ownership units to avoid any net loss of affordable homes, with four additional 
private apartments. The south-east corner of the site has been redesigned, reducing 
the number of 4 and 5 bed homes and providing additional 3 bed dwellings. Three 
flats above garages (FOGs) have been introduced to the north of Phase 2. A 
breakdown of the housing mix is set out in the table below: 

 
Table 1: Housing breakdown comparison for Phase 2 

 Consented Proposed Change 

1 & 2 bed apartments 18 38 +20 

3 bed apartments 1 1 No change 

2 bed houses 2 0 -2 

3 bed houses 24 45 +21 

4 bed houses 54 46 -8 

5 bed houses 11 6 -5 

TOTAL 110 136 +26 

 
3.0 SUMMARY INFORMATION  

 Existing Phase 2 Proposed Phase 2 Change (+/-)  

Site Area 6.4ha 6.4ha No change 

Private parking spaces 231 256 +25 

Visitor parking spaces 26 30 +4 

Cycle parking spaces 24 48 +24 

Electric vehicle charging 

points 

3 27 +24 

No. of residential units 110 136 +26 

No. of affordable units 14 plus 3 off site 

affordable housing * 

14 plus 3 off site 

affordable housing 

No change 

* To date the total number of approved affordable units on the entire site is 82 units, with 4 
off-site affordable housing units (equivalent to 35% affordable housing). The approved 
affordable housing comprises of 61 units for affordable rent and 21 units for shared 
ownership.  
 
4.0 PLANNING CONSTRAINTS 

- Agricultural Land Classification Grade 3 
- Ashdown Forest 15 Km Habitat Regulation Assessment Zone 
- Biodiversity Opportunity Areas 
- Inside Limits to Built Development  
- Within 250M Buffer Of TWBC Quarry / Landfill Site 
- LDF Site 
- Local Wildlife Sites TW22 - Windmill Farm, Hawkenbury (south of the site) 
- Potentially Contaminated Land   
- Public Rights Of Way - Public Footpath 
- Public Access Land Highwood, Hawkenbury 
- Section 106 or 52 Agreement Holly Farm, Hawkenbury Road, Tunbridge Wells 

 
5.0 POLICY AND OTHER CONSIDERATIONS 

The National Planning Policy Framework (NPPF) 2019 
National Planning Practice Guidance (NPPG) 
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Tunbridge Wells Borough Core Strategy 2010 
- Core Policy 1: Delivery of Development 
- Core Policy 3: Transport Infrastructure 
-  Core Policy 4: Environment 
- Core Policy 5: Sustainable Development 
- Core Policy 6: Housing Provision 
- Core Policy 8: Retail, Leisure and Community Facilities 
-  Core Policy 9: Development in Royal Tunbridge Wells 

 
Tunbridge Wells Site Allocations Local Plan (SALP) 2016 

- Policy AL/GB3 allocated for residential development (C3) providing approximately 
220-250 dwellings and a primary school (2 form entry) Tunbridge Wells Borough 
Local Plan 2006 

 
Tunbridge Wells Borough Local Plan 2006 

- Policy EN1: Design and other development control criteria 
- Policy EN10: Sites of archaeological interest 
-  Policy EN13: Tree and woodland protection 
- Policy EN16: Protection of groundwater and other watercourses 
- Policy CS4: Contributions to school facilities 
-  Policy R2: Recreation open space in new residential development 
- Policy TP1: Major development requiring Transport Assessment and Travel Plan 
- Policy TP3: Multi-modal access for large scale development schemes 
- Policy TP4: Access to the road network 
- Policy TP5: Car parking standards 
- Policy TP9: Cycle parking standards 
 
 Tunbridge Wells Borough Council Draft Local Plan Regulation 18  
- Policy STR1: The development strategy 
- Policy STR2: The presumption in favour of sustainable development 
- Policy STR5: Essential infrastructure and connectivity 
- Policy STR6: Transport and parking 
- Policy STR7: Place shaping and design 
- Policy STR8: Conserving and enhancing the natural, built and historic environment 
- Policy STR/RW1: The Strategy for Royal Tunbridge Wells 
- Policy AL/RTW27: Land at Hawkenbury, off Hawkenbury Road and Maryland Road 
- Policy EN1: Design and other development control criteria 
- Policy EN2: Sustainable design and construction 
- Policy EN3: Sustainable design standards 
- Policy EN4: Energy reduction in new buildings 
- Policy EN5: Climate change adaptation 
- Policy EN10: Outdoor lighting and dark skies 
- Policy EN11: Net gains for biodiversity 
- Policy EN12: Protection of designated sites and habitats 
- Policy EN14: Trees, woodland, hedges and development 
- Policy EN16: Green, grey and blue infrastructure 
- Policy EN18: Landscape within the built environment 
- Policy EN21: High Weald Area of Outstanding Natural Beauty 
- Policy EN22: Agricultural land 
- Policy EN23: Air quality 
- Policy EN26: Water quality, supply and treatment 
- Policy EN27: Conservation of water resources 
- Policy EN29: Sustainable drainage 
- Policy EN31: Land contamination 
- Policy H3: Housing mix 
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- Policy H4: Housing density 
- Policy H5: Affordable housing 
- Policy TP1: Transport Assessments, Travel Plans and Mitigation 
- Policy TP3: Parking standards 
- Policy OSSR2: The provision of publicly accessible open space and recreation 

 
Supplementary Planning Documents (SPD) 

- Affordable Housing  
- Renewable Energy  
- Recreation Open Space  
- Kent Design Guide 
-  Borough Landscape Character Area Assessment - Local Character Area 19: Bayhall 

Open Farmland 
-  High Weald AONB Management Plan (due to proximity of AONB) 

 
6.0 LOCAL REPRESENTATIONS 
 
6.01 An advert was published in the local newspaper on 3rd July 2020 and site notices 

were displayed around the site on 25th June 2020. Following the submission of 
amended plans, further site notices were displayed around the site on 3rd November 
2020.  

 
6.02 12 private representations have been received objecting to the development on the 

following grounds:  
- Proposal would increase profits for the applicant, but fail to provide affordable 

housing or Section 106 contributions, contrary to policy.  
- Increase in local residents, with no additional contributions towards community 

facilities e.g. schools and G.P surgeries. Existing infrastructure already stretched. 
- Increase in traffic and noise, harm to residential amenity.  
- Applicant has failed to engage with local residents regarding this proposal. 
- Discrepancies in Transport Assessment (TA). Concerns regarding accuracy of 

traffic figures. TA appears to show only one additional car would be travelling in 
morning peak, which is unrealistic. Use of delivery vehicles (home shopping) not 
considered. Proposal would have a severe impact on the highway. 

- Increase in congestion and delays. 
- Delivery vans create more pollution than cars and also more refuse, through 

packaging. The environmental impact of this has not been considered. 
- Concerned regarding impact on school, which has already been reduced to one 

form entry. 
- Travel Plan out of date and doesn’t use new survey data. 
- Cycle route required to town. 
- Market conditions have changed since application submitted. Properties now 

selling very quickly and prices are rising. If prices rise significantly will the 
applicant offer further contributions?  

- Developer should cover cost of repairing local roads and footpaths destroyed 
during construction works. 

- Section 106 contributions for highway works, cycle paths etc. do not appear to 
have been carried out even though Phase 1 has been completed.  

- Increase in home working as a result of Covid 19 and outdoor space is now at a 
premium.  

- Solar panels badly orientated and insufficient to meet energy needs of a family. 
No energy saving measures proposed for the flats.  

 
Hawkenbury Village Association 

6.03 (23/07/20): Strongly object to the additional 26 dwellings for the following reasons: 
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- Already have consent for 10 additional dwellings. Scheme has gone from 235 
dwellings to 270+. Concerns regarding further increase in dwellings.  

- Negative impact on roads, schools and GP surgeries. New school is no longer 2 
form entry as originally planned. Residents will be competing for school places. 

- No increase in affordable housing, contrary to policy.  
- No further S106 contributions for infrastructure including schools and GP 

surgeries.  
-    The motivation for the increase in the number of new homes is profit. Berkeley     

estimate their profit will drop by £922,382 to £18,850,015 if they are not allowed 
to alter the scheme and build a further 26 homes. This is also the motivation for 
not providing any further affordable homes. Each property currently creates a 
profit of £76,938 and this is still not enough. 

-     The traffic analysis is flawed.  
-   Increase in traffic and online shopping increases unrecyclable waste by 25% 
 

7.0 CONSULTATIONS 
Southern Water  

7.01 (15/09/20): Southern Water provide guidance regarding the protection of sewerage 
infrastructure. . Should planning approval be granted then Southern Water 
recognises its obligations under the new charging regime to provide capacity in the 
existing sewerage system to accommodate the needs of the proposed development. 
Any such network reinforcement will be part funded through the New Infrastructure 
Charge with the remainder funded through Southern Water’s Capital Works 
programme. Southern Water and the Developer will need to work together in order to 
review if the delivery of network reinforcement aligns with the proposed occupation of 
the development. It may be possible for some initial dwellings to connect, pending 
network reinforcement. Southern Water will review and advise on this following 
consideration of the development program and the extent of network reinforcement 
required. Southern Water will carry out detailed network modelling as part of this 
review which may require existing flows to be monitored. This will enable us to 
establish the extent of works required (If any) and to design such works in the most 
economic manner to satisfy the needs of existing and future customers. 

 
7.02 Southern Water’s assessment of the timescales needed to deliver network 

reinforcement will consider an allowance for the following: 
- Initial feasibility, detail modelling and preliminary estimates. 
- Flow monitoring (If required). 
- Detailed design, including land negotiations. 
- Construction. 

 
7.03 The overall time required depends on the complexity of any scheme needed to 

provide network reinforcement. Southern Water will seek to limit the timescales to a 
maximum of 24 months from commencement of construction works.  

 
7.04  The application makes reference to drainage using Sustainable Urban Drainage 

Systems (SUDS). Under certain circumstances SuDS will be adopted by Southern 
Water should this be requested by the developer. Where SuDS form part of a 
continuous sewer system, and are not an isolated end of pipe SuDs component, 
adoption will be considered if such systems comply with the latest guidance.  

 
7.05 Where SUDS rely upon facilities which are not adoptable by sewerage undertakers 

the applicant will need to ensure that arrangements exist for the long-term 
maintenance of the SUDS facilities. It is critical that the effectiveness of these 
systems is maintained in perpetuity. Good management will avoid flooding from the 
proposed surface water system, which may result in the inundation of the foul 
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sewerage system. Thus, where a SUDS scheme is to be implemented, the drainage 
details submitted to the Local Planning Authority should: 
- Specify the responsibilities of each party for the implementation of the SUDS   
scheme. 
- Specify a timetable for implementation. 
- Provide a management and maintenance plan for the lifetime of the development. 
 

7.06 This should include the arrangements for adoption by any public authority or statutory 
undertaker and any other arrangements to secure the operation of the scheme 
throughout its lifetime. The design of drainage should ensure that no groundwater or 
land drainage is to enter public sewers. Recommend condition.  
 

7.07 (14/07/20): Development should not be carried out within 15m of the perimeter fence 
of a pumping station. For reasons of noise, odour and vibration. It is Southern 
Water’s preference that the 15m zone should be wholly within the development site, 
with no encroachment on adjacent sites.  

 
 Environment Agency 
7.08 (24/06/20): The application has a low environmental risk. No comments. The 

applicant may require other consents directly from the Environment Agency e.g. 
water abstraction or discharging to a stream.  

 
 Southern Gas Networks 
7.09 (23/06/20): There should be no mechanical excavations taking place above or within 

0.5m of a low/medium pressure system or above or within 3m of an intermediate 
pressure system. The position should be confirmed using hand dug trial holes. 

 
 UK Power Networks 
7.10 (23/06/20): Plan provided showing location of any electrical lines and/or plant. 
 

ESP Utilities Group 
7.11 (21/07/20): There is a low pressure gas main serving the area and security of supply 

is vitally important. Details of precautionary measures provided.  
 

NHS - Kent and Medway Clinical Commissioning Group (CCG)  
7.12 (07/07/20): The CCG has assessed the implications of this proposal on delivery of 

general practice services and is of the opinion that it will have a direct impact which 
will require mitigation through the payment of an appropriate financial contribution.  
- £20,016 towards refurbishment, reconfiguration and/or extension of Clanricarde 

Medical Centre, Kingswood Surgery or Lonsdale Medical Centre.  
 

Kent Police  
7.13 (16/11/20 & 10/07/20): Recommend the continued use of the Secured by Design 

initiative for these additional properties. 
 

KCC Highways & Transportation  
7.14 (20/11/20): Additional information and amended Transport Assessment address 

previous recommendations regarding the internal layout.  
 
7.15 (22/07/20): The highway authority does not raise objections to the modest increase in 

the number of units. However, the highway authority would welcome the opportunity 
to seek appropriate mitigation, in terms of any further uplift to previously agreed 
contributions. 
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7.16 The scheme is not to be put forward for adoption and the focus of the highway 
authority is therefore limited. However, the enclosed car barn is of concern as it lends 
itself to the addition of a door, making a garage. Open sided car ports are 
recommended as they are typically very well used. 

 
7.17 There seems to be an increase in rear court parking remote from the dwelling, which 

is less attractive to residents and less well used. Parking should relate well to the 
front door of the dwelling it serves. Refuse collection at blocks 254 and 186 requires 
further consideration as these will be large communal bins and it is also 
recommended that consideration is given here to access for larger delivery vehicles. 

 
7.18 Car barns/garages at back of footway can lead to additional manoeuvring across the 

footway. There is a need to protect pedestrian visibility splays and ensure that 
vehicles can’t be parked in front and obstruct the footway. It is recommended that 
manoeuvring space within the rear courtyard parking is improved at a number of 
plots e.g. 134-142. 

 
KCC Flood & Water Management 

7.19 (10/11/20 & 09/07/20): No objection. A Flood Risk Assessment Addendum has been 
submitted to demonstrate the impacts on the drainage system. Further information 
required to be submitted as part of detailed design submissions for the various 
required conditions to demonstrate compliance with the original approved discharge 
rates, etc. 

  
 KCC Economic Development 
7.20 (27/11/20, 03/11/20 & 24/06/20): The County Council has assessed the implications 

of this proposal in terms of the delivery of its community services and is of the 
opinion that it will have an additional impact on the delivery of its services, which will 
require mitigation either through the direct provision of infrastructure or the payment 
of an appropriate financial contribution. 
- £47,670.00 – Secondary education towards expansion of Bennett Memorial 

Diocesan School 
- £10,829.52 – Community learning/social care/libraries – towards Tunbridge 

Wells Cultural Hub – Libraries/Adult Education/Social Care 
- £1,703 – Youth services towards additional resources at Tunbridge Wells Youth 

Hub 
- £4,775.42 towards Tunbridge Wells Waste Transfer Station and HWRC 

expansion.  
 
7.21 Recommend all homes built as wheelchair accessible and adaptable dwellings in 

accordance with Building Regs Part M 4 (2). Recommend condition regarding 
broadband installation.  

 
KCC Public Right of Way (PROW) Officer 

7.22 (13/07/20): The revised plans still do not include a pedestrian path link at the south 
east corner of the site to connect the development with Public Footpath WB50. The 
applicant has included the proposed ‘bridge link’ connection with Footpath WB47 on 
their plans (located along the southern boundary of the development site), but the 
creation of this link may not be possible, as it requires third party land outside the 
control of the applicant.  

 
7.23 To ensure there is good connectivity between the development site and the 

surrounding PROW network, it was previously agreed that the applicant would 
provide a path link in the south east corner. This path connection would be provided 
by the applicant, in the event that the preferred ‘bridge link’ option is not possible 
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(17/02468/SUB). Recommend a revised site plan is produced, which includes this 
south east path link with Footpath WB50. The revised plans should demonstrate that 
this alternative route can be positively accommodated within the site, should it be 
required in the future. 

 
7.24 No objection to the proposal provided that the above considerations are taken into 

account and the PROWs are not obstructed by the development. Recommend 
informative. 

 
 Mid Kent Environmental Protection 
7.25 (19/11/20 & 06/07/20): No objections, providing the land contamination remediation 

scheme is revised as necessary.  
 

TWBC Planning Policy Officer  
7.26 (04/08/20): The site is allocated within the SALP under Policy AL/GB3 for a 

development comprising 220-250 dwellings and a two form entry primary school.  It 
has continued to be allocated through the Draft Local Plan under Policy AL/RTW27 
for 220-250 dwellings and a primary school. Development is progressing on site and 
a number of the residential units are occupied. The school is being constructed and 
is expected to be completed in Spring 2021.  

 
7.27 The Council has a housing land supply of 4.69 years, inclusive of the 5% buffer 

required by the NPPF (2019). Currently, the Council does not have a five year 
housing land supply. [OFFICER NOTE: THIS FIGURE HAS NOW INCREASED TO 
4.83 YEARS AS OF APRIL 2020]. 

 
7.28 The Draft Local Plan sets out the Council’s proposed development strategy, 

distribution for growth and housing need for the borough. At this stage in the Local 
Plan review process, only limited weight can be attached to the policies in the Draft 
Plan, but they still form part of the consideration of any planning application.  

 
7.29 The proposal would increase the total number of dwellings for the site to 271. The 

revised housing mix is appropriate. The applicant is not seeking to provide any 
affordable housing or off-site contributions, which is contrary to Policy 6 of the Core 
Strategy and Policy H5 of the Draft Local Plan. The applicant states that due to the 
present market conditions the provision of additional affordable housing would be 
unviable. Recommend expert advice is sought on this matter. 

 
TWBC Housing Officer  

7.30 (17/11/20): The additional 26 units would equate to 9 on-site affordable units. Whilst 
the preference is for affordable housing to be provided on site, the scheme as a 
whole has already provided 82 affordable units on site, including 12 x 3 bed social 
rented houses, one of which is fully adapted for a wheelchair user family. 
- 47 rented homes (social and affordable rent) have already been delivered and 

are helping to meet a high need for housing from households on the Housing 
Register. The shared ownership housing has been more difficult to sell by Town 
& Country Housing due to the high values of the properties at Hawkenbury 
together with the pandemic restricting many households from being able to 
proceed with buying a home. Members may be aware that the Council is 
currently negotiating a Deed of Variation to vary the tenure of the shared 
ownership on site to ‘Rent to Buy’ in order to assist more households into low 
cost home ownership. 

- The application has been assessed by an independent consultant who 
concluded that this application can only provide £605,000 for S106 contributions. 
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- Planning Policy requires that, of the 35% affordable housing required, 70% 
should be for rent and the remaining 30 % is for ‘intermediate tenures’ such as 
shared ownership. This would equate to 3 x intermediate tenures and six rented 
homes on site if the revised scheme is to be compliant. 

- Generally the Registered Provider’s require a subsidy of £85,000 - £90,000 per 
unit to build a social rented home equating to approximately £525,000 in this 
case. Normally a subsidy of £30,000 is required for an intermediate housing unit 
so three units would equate to £90,000. Therefore a total amount of £615,000 
will be required to provide the full quota of nine units off site.  

- As there is only £605,000 available and given that the greatest need for 
affordable housing in the Borough is for social rented homes, recommend 
£525,000 is sought to provide six off-site social rented homes. 

- This amount assumes that a Registered Provider is building on land already 
acquired or owned by them. 

 
7.31 (06/08/20) Concerned that no affordable housing is to be provided on site for the 

additional 26 units. This is contrary to the affordable housing policy requirement of 
35% affordable housing which would equate to 9 units. 

 
7.32 2 nos. 2 bed houses for shared ownership are to be replaced by 2 x 2 bed 

apartments within a block of private flats. Such mixing of tenure is likely to prove 
problematic to Registered Providers (RP) for management reasons and therefore it 
may be difficult to find an RP to take these units. On-site affordable housing could 
form an extension of the affordable housing provision by Town & Country Housing. 

 
7.33 There is a high need for affordable housing in the town centre, particularly for family 

homes. There are currently 901 households waiting for social rented housing in the 
Borough. 

 
TWBC Urban Design/Conservation Officer 

7.34 (12/11/20): The amended plans address previous concerns. Support the application. 
 
7.35 (14/10/20): The flat above garage (FOG) sketches are convincing in regards to the 

quality of place making for the residents, dependent on the surface treatments.  The 
apartments block revisions are an improvement and have addressed concerns. 

 
7.36 (21/07/20): Concerns regarding the layout of the FOGs (Units 135-137), which will 

read primarily as a car park. Scheme needs to provide amenity space as well as car 
access. FOGs do not address each other or satisfactorily define the space. Concerns 
about layout, unsatisfactory street frontage, dominance of car parking area for 
affordable flats. Proposed dwellings in south-east corner of site need to better relate 
to change in levels. Access to rear gardens and car parking areas requires 
improvement.  

 
7.37 There is too much variety in the dispersion of materials without an apparent rationale. 

Recommend materials are simplified, particularly using consistent roof materials as it 
appears unnatural to have many houses with a different roof material to their 
neighbours. 

 
 TWBC Landscape & Biodiversity Officer 
7.38 (13/11/20): The changes do not materially alter the impact on the landscape or 

biodiversity. All previously agreed mitigation measures have been carried forward to 
this revised scheme and so provided that they are secured in the same way then no 
concerns. The revised plans (changes to design and layout) minimise the localised 
impact and address concerns.   
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TWBC Tree Officer  

7.39 (23/11/20 & 19/11/20): Revised plans address previous concerns.  
 
7.40 (31/07/20): Concern regarding the relationship between Plot 136 and the semi-

mature oak (T75). Severe facilitation pruning is likely to be required to accommodate 
the building’s footprint and construction, and the arboricultural implications 
assessment notes is the tree’s proximity is likely to become a nuisance in the future. 
Although the approved scheme also had a building in close proximity to this tree, the 
canopy incursion is now more severe and the building should be moved further south 
or east. 

 
7.41 Increased root protection area incursions for mature oak T71, due to an additional 

parking bay. The Arboricultural Impact Assessment suggests this incursion is minor 
and can be compensated for with rooting area to the south. Agree to some extent, 
however, still concerned about the impact on existing roots and the tree’s vitality in 
light of its age. This bay should be moved elsewhere, or constructed using a 
permeable, no-dig system, which would need to be tied in to the finished levels of the 
new road. 

 
TWBC Planning Environmental Officer  

7.42 (24/11/20 & 23/11/20): The siting of the PV panels is acceptable. Provision for 
electric vehicle charging points is now better aligned to the Council’s Guidance Note 
and is supported.   

 
7.43 (09/11/20): The proposals for renewable energy comply with and go slightly beyond 

existing policy expectations. Support application.  
 

7.44 (14/09/20): The position of the solar panels in Phase 1 was altered to make them 
more efficient. The same will be necessary here.  

 
7.45 (14/07/20): This application meets the criteria of existing policy described within the 

TWBC Renewable Energy SPD to offset 10% of side wide carbon emissions through 
the use of renewable energy generating technology, but does not appear to first 
reduce emissions in line with the energy hierarchy as is also required.  

 
7.46 Concerns regarding the approach that deliberately forgoes siting PV at the most 

optimum orientation on dwellings. The objective of the Council’s policy is to ensure 
carbon emissions on new development sites are reduced as much as possible 
without affecting viability. Siting the panels to ensure consistency across the site 
which allows all occupants to feel like they are benefiting, is not the motivation behind 
this policy.  
 

7.47 TWBC has made a declaration of Climate Emergency and set itself a target for both 
its own operations and all wider activities in the borough to become carbon neutral by 
2030. This is in tandem with central government’s decision to pass a net zero 
emissions target into law. Planning will have an important and central role to play in 
achieving these targets. This is particularly the case for domestic dwellings which 
account for 40% of greenhouse gas emissions in the borough.  

 
7.48 The 2007 Renewable Energy SPD is out of date. The Council has addressed this by 

introducing more ambitious climate change policies within the Draft Local Plan. The 
Council has also published a Position Statement and Energy Topic Paper that 
explains the current policy expectations.  
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7.49 Unable to support at present. Recommend the applicant incorporates a fabric first 
approach before applying the 10% target. This will have the benefit of reducing how 
much energy needs to be reduced with PV. The applicant should also consider 
implementing a more ambitious energy reduction strategy. 

 
TWBC Client Services 

7.50 (10/11/20 & 19/06/20): Bins to be purchased from TWBC by the developer or their 
client prior to properties being sold or occupied. Individual houses will need to place 
bins at a point adjacent to the highway where the collection vehicle passes. 
Communal flats bin areas to be collected and returned by the collection crew. Details 
of refuse storage requirement specified.  

 
8.0 APPLICANT’S SUPPORTING COMMENTS  
8.01 The principle of development has been established under applications 

16/07023/HYBRID and 18/03951/FULL. The proposed development increases the 
total number of homes within Phase 2 by 26 to better reflect local market needs in a 
very challenging market, and deliver a viable scheme with only a negligible increase 
in floor area. 

 
8.02 The application places an emphasis on providing additional smaller homes, in lieu of 

larger previously approved homes, whilst maintaining the previously approved areas 
of open landscape, recreation space and ecological protection and enhancement.  

 
8.03 The proposal does not compromise on design quality and remains in line with the 

high quality character and appearance of the constructed Phase 1 development.  
Following extensive dialogue with the Case Officer, Berkeley has submitted 
amendments that positively improve the design of the scheme, to further build on 
these principles and address the comments received during the course of the 
application. 

 
8.04 Berkeley remain committed to deliver affordable homes on site in agreement with 

Town & Country Housing and the approved amount of affordable housing is not 
compromised by the proposed development.  

 
8.05 Following the Council’s independent assessment of a viability appraisal, and despite 

the greater costs and lost revenue incurred as a result of the amendments to the 
scheme as well as differences of professional opinion, Berkeley has agreed to make 
a S106 financial contribution of £605,109.  

 
8.06 This contribution will go towards the delivery of off-site affordable homes as well as 

local community and infrastructure improvements in the area, to mitigate the impact 
of the additional homes and bring wider benefits to the existing residents of 
Hawkenbury and Tunbridge Wells. This contribution is made in addition to the 
community and infrastructure contributions that are committed to date under the 
approved development, which total £3,965,872 (exc. indexation).  

 
8.07 Overall the proposed scheme represents a sustainable form of development which 

accords with the Development Plan and delivers high quality additional housing 
(without compromising the previously agreed development principles), to help the 
Council meet their housing needs within the Borough. The presumption in favour of 
sustainable development established within the NPPF therefore applies, and in line 
with the NPPF, the development proposals should be approved without delay. 

 
9.0 BACKGROUND PAPERS AND PLANS  
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9.01 The following plans/documents were taken into consideration during the 
determination of this application: 
Planning Statement dated May 2020 
Phase 2 Design & Access Statement Addendum 
Arboricultural Implications Assessment dated May 2020 
A Report of the Financial Viability of the Revised Application (Ref: 20/01306/FULL) 
dated June 2020. 
Transport Assessment Addendum 2  
Transport Assessment Addendum 2 dated 18th November 2020 (response to 
residents’ comments). 
Response to KCC dated 21st October 2020 
Flood Risk Assessment Issue 2 dated May 2020 
Framework Travel Plan Issue 13 dated May 2020 
Utilities Report Issue 3 dated 30th June 2020 
Energy Statement dated November 2020 
Details of Clearline Fusion Solar Photovoltaic Panels 
Internal Daylight and Sunlight Amenity Report dated January 2020 
Officer comments submission responses October 2020 
 
Drawing numbers: 
LOC01/A: Location Plan 
ECE P2.1 DR 00 010/L: Phase 2 – Proposed Site Layout  
ECE P2.1 DR 00 011/M: Phase 2 – Tenure Distribution Strategy 
ECE P2.1 DR 00 012/M: Phase 2 – Refuse Strategy 
ECE P2.1 DR 00 013/M: Phase 2 – Storey Heights Plan 
ECE P2.1 DR 00 014/N: Phase 2 – Parking Strategy 
ECE P2.1 DR 00 015/M: Phase 2 – Open Space Strategy 
ECE P2.1 DR 00 16/S: Phase 2 – Site Layout 
ECE P2.1 DR 00 017/K: Phase 2 – Proposed Site Layout & Previously Approved 
Scheme Overlay 
ECE P.4 DR 00 018/B: Phase 2 – Proposed Allocated Parking Bay Dimension Plan 
ECE 00 DR 04 002/C: Phase 2 – Planning – South East Corner Street Elevations 
BKH-HFT_HTA-L_D01_DR_0907/L: Illustrative Masterplan 
BKH-HFT_HTA-L_D01_DR_0908/J: Hard Landscape Plan 
BKH-HFT_HTA-L_D01_DR_0909/Q: Boundaries Plan 
BKH-HFT_HTA-L_D01_DR_0910/L: Arboricultural Implication Plan 
BKH-HFT_HTA-L_D01_DR_0911/O: Planting Strategy Plan 
BKH-HFT_HTA-L_D01_DR_0912/I: Ecological Mitigation Plan 
DLA1408/AIA/1/A/6: Tree Assessment Plan  
P2SE PL 128 010/P6: Phase 2 RP: Plot 128 – House Type 4C1 
P2SE PL 129 010/P8: Phase 2 RP: Plot 129, 130, 131 & 132. House Types 3L1, 3J1 
& FOG1 
P2SE PL 133 010/P3: Phase 2RP: Plots 133 & 134, 138 &139 (Handed) House 
Types 3J1 & 3F1 
P2SE PL 135 010/P6: Phase 2RP: Plot 135. House Type FOG 04 
P2SE PL 136 010/P6: Phase 2RP: Plots 136 & 137. House Type FOG 03 
P2SE PL 140 010/P7: Phase 2RP: Plots 140, 141 & 142. House Types 3F1, 3L1 & 
3J1 
P2SE PL 143 010/P3: Phase 2RP: Plot 143: House Type 4C1 
P2SE PL 144 010/P4: Phase 2RP: Plot 144. House Type 4C1 
P2SE PL 147 010/P1: Phase 2RP: Plot 147 & 148. House Type 3B1 
P2SE PL 149 010/P3: Phase 2RP: Plot 149. House Type 4L1 
P2SE PL 150 010/P7: Phase 2RP: Plot 150. House Type 4C1 
P2SE PL 151 010/P5: Phase 2RP: Plots 151 & 152. House Type 3L1 
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P2SE PL 153 010/P5: Phase 2RP: Plots 153, 154, 155 & 156. House Types 3B1 & 
3F1 
P2SE PL 153 011/P5: Phase 2RP: Plots 153, 154, 155 & 156. House Types 3B1 & 
3F1 
P2SE PL 157 010/P6: Phase 2RP: Plots 157 (Handed) & 271. House Type FOG 02 
P2SE PL 158 010/P7: Phase 2RP: Plot 158. House Type 3F1 
P2SE PL 182 010/P5: Phase 2RP: Plots 182 & 183. House Types 3L1 & 3J1 
P2SE PL 184 010/P2: Phase 2RP: Plots 184 & 185. House Types 3F1 & 3J1 
P2SE PL 192 010/P2: Phase 2RP: Plot 192. House Type 3A1 
P2SE PL 193 010/P2: Phase 2RP: Plot 193 & 194. House Type 4E2.6 
P2SE PL 195 010/P3: Phase 2RP: Plot 195. House Type 4H2 
P2SE PL 260 010/P4: Phase 2RP Plots: 260, 261 & 262. House Types 3F1, 3L1, 3J1 
P2SE PL 263 010/P3: Phase 2RP: Plot 263. House Type 4C1 
P2SE PL 264 010/P5: Phase 2RP: Plot 264. House Type 4C1 
P2SE PL 265 010/P5: Phase 2RP: Plots 265 & 266. House Types 3L1 & 3J1 
P2SE PL 267 010/P3: Phase 2RP: Plots 267 & 268. House Type 3L1 
P2SE PL 269 010/P2: Phase 2RP: Plots 269 & 270. House Types 3J1 & 3F1 
P2SE PL AP2 010/P6: Phase 2RP: AP2 – Plots 186 – 191 
P2SE PL AP2 011/P3: Phase 2RP: AP2 – Plots 254 – 259 
P2SE PL AP2 012/P6: Phase 2RP: AP2 – Plots 176-181 
P2SE PL CP 010/P4: Phase 2 RP: Carports, Cycle Store & Bin Store 
PL 3A1 020/P2: Phase 2 Planning 
PL 3B1 020/P3: Phase 2 Planning 
PL 3B1 021/P2: Phase 2 Planning 
PL 3B2 020/P3: Phase 2 Planning 
PL 3G1 020/P2: Phase 2 Planning 
PL 3L1 010/P1: Phase 2RP: Plots 145 & 146. House Type 3L1 
PL 4A1 020/P3: Phase 2 Planning 
PL 4B1 020/P2: Phase 2 Planning 
PL 4E2 020/P3: Phase 2 Planning 
PL 4E2 021/P3: Phase 2 Planning 
PL 4E2 022/P2: Phase 2 Planning 
PL 4G1 020/P4: Phase 2Planning 
PL 4G2 020/P2: Phase 2 Planning 
PL 4G3 020/P6: Phase 2 Planning 
PL 4H1 020/P3: Phase 2 Planning 
PL 4H2 020/P2: Phase 2 Planning 
PL 4H2 021/P2: Phase 2 Planning 
PL 4J1 020/P2: Phase 2 Planning 
PL 4J1 021/P2: Phase 2 Planning 
PL 4L1 020/P2: Phase 2 Planning 
PL 4L2 020/P3: Phase 2 Planning 
PL 5A1 020/P2: Phase 2 Planning 
PL 5B1 020/P2: Phase 2 Planning 
PL 5C1 020/P1: Phase 2 Planning  
PL 5F 020/P2: Phase 2 Planning 
APT3 010/C: Phase 3: Apartment Block Lower & Ground Floor Plans 
APT3 011/C: Phase 3: Apartment Block. First & Second Floor Plans 
APT3 012/B: Phase 3 Apartment Block Roof Plan 
APT3 04 001/A: Phase 3: Apartment Block Elevations 
APT3 04 002/B: Phase 3: Apartment Block Elevations 
APT3 04 003/A: Phase 3: Apartment Block Elevations 
APT3 05 001/C: Phase 3 Apartment Block Sections 
APT3 CP01/C: Phase 3: Apartment Block Car Barn 01 
APT3 CP02/C: Phase 3: Apartment Block Car Barn 02 
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PL CP 010/C: Phase 2 Car Ports & Garages 
PL CP 011/F: Phase 2 Car Ports & Garages 
PL CP 012/D: Phase 2 Car Ports & Garages 
PL CP 013/E: Phase 2 Car Ports & Garages 
PL CP 014/P4: Phase 2 Car Ports & Garages 
Illustrative FOG Courtyard Drawings x 2 

 
10.0 APPRAISAL 
 Principle of Development 
10.01 The proposal seeks to provide 26 additional dwellings within Phase 2 of the scheme, 

resulting in 136 homes within Phase 2 and 271 homes on the entire site. Since 
consent was granted, the applicant states that the local housing market has changed 
with less demand for larger units. In order to meet the current market demand, the 
applicant proposes to reduce the number of larger 4 and 5 bedroom homes and 
increase the number of apartments and 3 bed dwellings (see Table 1 in Section 2 of 
this report). This results in only a small increase in floor area. The proposal would 
provide the following mix of dwellings: 

 
 Table 2: Housing mix  

 No. of dwellings Percentage 

1 bed homes 2 1% 

2 bed homes 36 26% 

3 bed homes 45 34% 

4 bed homes 46 34% 

5 bed homes 6 3% 

TOTAL 136  

 
10.02 There is no objection to the change in unit types, which would better reflect local 

housing demand, as set out in the Council’s Strategic Housing Market Assessment.  
 
10.03 Para 73 of the National Planning Policy Framework (NPPF) requires the Council to 

meet its full, objectively assessed needs (OAN) for market and affordable housing in 
the borough and identify and update annually a supply of specific deliverable sites 
sufficient to provide five years worth of housing against the Council’s housing 
requirements. The Council currently cannot demonstrate a five year housing supply 
compliant with the OAN figure. In April 2020, the Council were able to demonstrate a 
4.83 housing land supply. In such situations, the NPPF advises that the Council’s 
policies for the supply of housing should not be considered up-to-date and a 
presumption in favour of sustainable development applies.   

 
10.04 Para 11d of the NPPF states that for decision-taking this means that where ‘the 

policies which are most important for determining the application are out-of-date, 
granting planning permission unless: 

 
(i) The application of policies in this Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development; or 
(ii) Any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in this Framework 
taken as a whole’.  

 
10.05 The site is located within the Limits to Built Development. The principle of residential 

development on this site has already been approved (see planning history). Policy 
AL/GB3 of the SALP allocates the wider site for approximately 220-250 dwellings. To 
date consent has been granted for 245 dwellings across the wider site. The proposal 
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would increase the number of dwellings on the wider site to 271, which is above the 
threshold set in the SALP. Para 11d of the NPPF states that where a local planning 
authority is unable to demonstrate a five year housing land supply, the policies which 
are most important for determining the application are deemed out of date. Policy 
AL/GB3 is therefore deemed out of date. However, the SALP policy is carried forward 
in the Draft Local Plan Regulation 18 version, where Policy AL/RTW27 seeks to 
allocate the site for 220-250 dwellings and a primary school. Given the early stage of 
the Draft Local Plan, the policies within it can only be given limited weight; however, it 
provides an indication that the Council consider development on this site remains 
acceptable and provides a threshold for the level of residential development.  

 
10.06 In this case, the relevant test is whether or not the proposal would represent a 

sustainable form of development, having regard to local planning policies and the 
NPPF. In this case, the site is not located in a protected area and there are no assets 
of particular importance (as defined in Footnote 6 of the NPPF) that would provide a 
clear reason for refusal.   

 
10.07 Para 8 of the NPPF explains that there are three dimensions to sustainable 

development:  
 

“an economic role – contributing to building a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right type is available in the right 
places and at the right time to support growth and innovation; and by identifying and 
coordinating development requirements, including the provision of infrastructure;  
 
a social role – supporting strong, vibrant and healthy communities, by providing the 
supply of housing required to meet the needs of present and future generations; and 
by creating a high quality built environment, with accessible local services that reflect 
the community’s needs and support its health, social and cultural well-being; and  
 
an environmental role – contributing to protecting and enhancing our natural, built 
and historic environment; and, as part of this, helping to improve biodiversity, use 
natural resources prudently, minimise waste and pollution, and mitigate and adapt to 
climate change including moving to a low carbon economy.” 

 
10.08 It can be seen that sustainability is a multi-faceted and broad-based concept. It is 

often necessary to weigh certain attributes against each other in order to arrive at a 
balanced position.  

 
Social objective  

10.09  The site is located within the Limits to Built Development for Tunbridge Wells. Future 
residents would have easy access to the new primary school and Hawkenbury 
Recreation Ground, which offers a variety of recreation facilities (including football 
pitches and children’s play area) and a café. There is a convenience store and a 
place of worship within a short walk of the site on Forest Road. As discussed further 
in the highway section of the report below, it is possible to walk and cycle from the 
site into the town centre and there is also a regular bus service. The site would 
provide 26 new dwellings, which would contribute to meeting the Council’s unmet 
housing supply. Although in this case, and discussed in greater detail in the 
affordable housing section below, no on-site affordable housing is proposed on 
viability grounds, a financial contribution of £469,246.56 is secured towards off-site 
affordable housing, which will be used to help meet some of the need for affordable 
housing with the borough, which is considered a planning benefit. In total, a sum of 
£605,109 is secured towards community services and facilities, including education, 
healthcare, recreation, sustainable transport and off-site affordable  housing (see 
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Section 106 section of report below for further details), which will provide social 
benefits for the local community.   

 
Environmental objective  

10.10 The proposal seeks to reduce the number of larger 4 and 5 bed homes and provide 
additional smaller units. The proposal results in only a small increase in floor area. 
The additional dwellings remain within the previously approved developed areas and 
do not encroach on the landscaped buffers, ecological areas or amenity space. The 
density of proposed development on the southern part of this site (Phase 2) remains 
fairly low at approximately 21 dwellings per hectare, which is below the minimum 30 
dwellings per hectare recommended in the Core Strategy. This is due in large to the 
landscaped zones proposed and the looser edge of town design approach. Although 
the overall housing numbers for the site exceed the threshold set out in the SALP 
and Draft Local Plan policies, the increase in housing numbers and density makes 
more efficient use of land and is supported subject to the detailed impact.  

 
10.11 The proposal does not impact the ecological buffer zones or mitigation measures 

previously approved. The proposal would also not be harmful to existing trees. 
Photovoltaic panels are proposed, which would help to reduce the carbon emissions 
from the new dwellings and exceed current policy requirements (see Renewable 
Energy section below). The proposed scheme also increases the amount of electric 
vehicular charging points compared to the consented scheme, which provides 
environmental benefits. Financial contributions are secured to promote sustainable 
transport measures to help promote sustainable modes of transport and reduce 
pollution.  

 
Economic objective  

10.12 Future occupiers would make a contribution to the social vitality of Tunbridge Wells 
and the Hawkenbury area, through the use of shops and services. There would be a 
short-term economic benefit during construction of the development; however, this 
would be limited and carries little weight. The Section 106 agreement (see Section 
106 section of the report below) secures £605,109 towards off-site affordable 
housing and other community services/facilities, including education, healthcare, 
recreation and sustainable transport, which is a considerable sum and would have 
economic benefits for the local community.  

 
10.13 The site is located within a sustainable location inside the LBD and on a site which 

has been identified as suitable for housing. The proposal would provide 26 new 
dwellings, which would contribute towards meeting the Council’s five year housing 
land supply. The proposal would also provide financial contributions towards off-site 
affordable housing and other community services/facilities, which would provide 
economic and social benefits for the local community. The proposal would make 
more efficient use of a site which already has planning consent for residential 
development and would cause no further harm to the landscape than previously 
approved. The principle of the development is therefore considered to be acceptable.  

 
Affordable Housing & Viability 

10.14 The applicant states that value of the permitted scheme has reduced significantly due 
to the challenging sales market, increase in build cost and other abnormal costs, 
which in their view include additional piling requirements; retaining walls; cut and fill; 
remediation of contaminated land; and significant surface water management as a 
result of unprecedented weather conditions. The approved scheme is no longer 
considered viable, which jeopardises delivery of the approved affordable housing and 
the remainder of the market housing within Phase 2. 
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10.15 Core Policy 6 of the Core Strategy requires that developments of ten dwellings or 
more provide 35% affordable housing, which in this case would equate to 9.1 
affordable units. To date 82 affordable housing units have been approved across the 
wider site (fourteen of which are in Phase 2), with financial contributions secured to 
provide four off-site affordable housing units. The approved scheme (including off-
site contributions) provides 35% affordable housing.  

 
10.16  As part of this proposal, 2 nos. 2 bed shared ownership houses (Plots 182 and 183) 

are proposed to be removed and the area redesigned to allow for an additional 
apartment building (Plots 176 – 181). Two of the six apartments in the new building 
are proposed to be made available as 2 bed shared ownership apartments to avoid 
any net loss of affordable homes, with four additional private apartments. The 
applicant has stated that it is not possible to provide any further on-site affordable 
housing on viability grounds.  

 
10.17 The proposal offers no additional on-site affordable housing. The applicant initially 

stated that no further funding would be available for off-site affordable housing or 
other community services/facilities on viability grounds. The applicant’s viability 
appraisal states that the consented scheme’s residual margin is 13.37% against a 
benchmark of 18.3% which is a deficit of £6,982,694. The proposed scheme’s 
residual margin is 14.22% against a benchmark of 18.4% which is a deficit of 
£6,060,312. Whilst both the consented and proposed schemes generate a 
substandard margin; the proposed changes result in an improvement in the margin 
and a reduction in the deficit of £922,382 which the applicant states will allow the 
scheme to be deliverable through current market conditions. 

 
10.18 The applicant’s viability appraisal has been examined by an independent viability 

consultant and the local planning authority. Following clarification of certain matters 
and submission of additional information, the independent viability consultant 
concluded that a sum of £605,109 could be secured for financial contributions, whilst 
not impacting on the viability of the scheme.  

 
10.19 Despite, the applicant not fully agreeing with the outcome of the viability assessment, 

they have agreed to the contributions as further negotiations would delay 
determination of the application, which would result in additional on-site costs.  

 
10.20 Para 62 of the NPPF states that ‘where a need for affordable housing is identified, 

planning policies should specify the type of affordable housing required, and expect it 
to be met on-site unless: 

 
a) Off-site provision of an appropriate financial contribution in lieu can be robustly 

justified’.  
 
10.21 In this case, the applicant has demonstrated that it would not be viable to provide 

additional affordable housing on site and an off-site contribution is justified. In total, 
£605,109 is available towards off-site affordable housing and other financial 
contributions. The local planning authority has reviewed all requests for funding and 
divided the amount available. The majority of the funds will be used off-site affordable 
housing provision, due to the significant need for affordable housing in the borough. 
A total of £469,246.56 is secured towards off-site affordable housing, which is 
equivalent to just over 5.5 affordable housing units. This is lower than the amount 
requested by the Housing Officer who sought £525,000, which was the equivalent of 
6 affordable units. There are other services that are considered to be more important 
in terms of dividing up the available contributions and this is dealt with later in the 
report. Although the proposal fails to secure the full contribution required towards off-



 
Planning Committee Report 
9 December 2020 
 

 

site affordable housing, it is still a significant sum that is give weight in the decision 
making process. The remainder of the pot is divided up between facilities/services, 
which are deemed necessary to make the application acceptable (see the Section 
106 section of the report below for further details).  

 
10.22 The applicant has demonstrated that the consented scheme is not viable and the 

proposal to increase the total number of homes and amend the mix of properties will 
ensure that these homes can continue to be delivered in current market conditions. 
The proposal is to maintain the current level of affordable housing, along with the 
existing additional contributions for off-site affordable housing, whilst also providing 
additional funding towards affordable housing and other financial contributions.  

 
Highway safety and parking 

10.23 The internal road layout and site access junctions remain as approved. However, 
revisions are proposed to three cul-de-sacs in order to accommodate the additional 
dwellings. As agreed with the original proposals, all roads will be a minimum of 4.5m 
wide. The two eastern cul-de-sacs will use shared surfaces.  

 
10.24 A Transport Assessment (TA) has been submitted with the application, which utilises 

the same trip rates that were used for the approved scheme. The TA estimates that 
there will be 12 two way movements associated with the additional 26 dwellings in 
the morning peak and 10 in the afternoon peak. Daily there would be an additional 96 
two way movements.  

 
10.25 The TA assesses the impact of the proposed development in combination with the 

approved scheme (245 dwellings). The figures below exclude school traffic: 
 
Table 3: Revised Residential Trip Generation for Hawkenbury Farm Site 
(excludes school traffic) (Source: Glanville, 2020) 

 Consented Trip Generation 
(245 dwellings) 

Revised Trip Generation 
(271 dwellings) 

 In Out 2-Way In Out 2-Way 

AM Peak 29 87 116 32 96 128 

PM Peak 66 30 96 73 33 106 

Daily 439 462 901 486 511 997 

 
10.26 The TA also assesses the impact of the proposed development in combination with 

the approved scheme, including school traffic: 
 
Table 4: Revised Residential Trip Generation for Hawkenbury Farm Site 
(including school traffic) (Source: Glanville, 2020) 

 Consented Trip Generation 
(245 dwellings) 

Revised Trip Generation 
(271 dwellings) 

 In Out 2-Way In Out 2-Way 

AM Peak 153 179 332 156 188 344 

PM Peak 77 47 124 84 50 134 

Daily 788 801 1,589 835 850 1,685 

 
10.27 The Transport Assessment states that the majority of junctions ‘experience a minimal 

increase in vehicles of up to 0.63%. However, the site access onto Maryland Road 
and the Maryland Road/Forest Way junction will experience increases of between 
4.45% and 8.19%’. The applicant’s highway consultant considers that ‘this impact is 
skewed by the low flows at the junction which results in a small increase in flows on a 
lightly trafficked junction indicating a larger impact. As these junctions will be 
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experiencing an increase of four and three two way flows in the AM and PM peak 
hours respectively, it is considered that this cannot be considered severe’.  

 
10.28 The TA states that the Forest Road/Forest Way junction would continue to operate 

within capacity. However, the TA states that ‘the Hawkenbury Road right turn 
movement would exceed capacity in the 2025 AM peak hour. This approach would 
exceed capacity without the development flows with an RFC [ratio to flow capacity] of 
0.85 whilst the development traffic would increase the RFC slightly to 0.86. There 
would be no increase in queuing whilst the increase in delay is considered to be 
small. It is therefore considered that the impact of the addition dwellings cannot be 
considered as severe’ (Para 6.9).  

 
10.29 Concerns have been raised by local residents that the increase in traffic would be 

severe combined with the approved scheme (including the primary school) and the 
AXA/PPP development. The proposal would provide an additional 26 dwellings, 
which would increase traffic movements in the locality. Para 109 of the NPPF makes 
it clear ‘that development should only be prevented or refused on highway grounds if 
there would be an unacceptable impact on highway safety, or the residual cumulative 
impact on the road network would be severe’. The highway authority has confirmed 
that they have no objections to the modest increase in the number of dwellings on 
site. The previously approved scheme included highway improvements, including a 
new pedestrian crossing, footpaths and sustainable transport measures to encourage 
residents to use sustainable modes of travel. In this case, further contributions are 
sought towards sustainable transport measures and the car club to further mitigate 
the impact of the additional residents and the highway network. It is considered that 
the additional traffic movements, in combination with the approved scheme and 
provision of mitigation measures (secured through the S106 agreement) can be 
accommodated on the local and strategic road network without causing severe harm 
and therefore accords with Para 109 of the NPPF. 

 
10.30 As part of the Section 278 works for the Hawkenbury Farm site, a zebra crossing has 

been provided on Hawkenbury Road. The crossing provides a safe connection for 
pedestrians to access the Hawkenbury recreation ground on the northern side of the 
road. The applicant has also provided a S106 contribution for the provision of a zebra 
crossing across Forest Road between Forest Way and Hawkenbury Road. The TA 
states that ‘KCC Highways will implement this crossing once the pedestrian desire 
lines for the residential development and the school are known’. As part of the 
previously approved S106 agreement, contributions were secured towards 
improvements to the footway/cycleway through Hawkenbury Recreation Ground; 
improvements to the PROW network; contributions towards speed limit and parking 
restrictions on Forest Road, Hawkenbury Road and Maryland Road to improve the 
safety of pedestrians; and, extension of the 2m footway on the northern side of 
Hawkenbury Road to connect with the existing recreation ground access. Berkeleys 
have also provided funding to assist the introduction of a formal cycle route along 
Farmcombe Road, which would connect with the town centre.  

 
10.31 The site is located within the Limits to Built Development for Tunbridge Wells. It is 

possible to walk or cycle into the town centre from the site. Bus route 285 currently 
provides a service every 30-45 minutes Monday to Saturday from Forest Road into 
the town centre, which coincides with the working day. Berkeley has previously 
provided S106 contributions to KCC to improve this service, which is currently being 
reviewed. The Hollyfields development advertises a shuttle bus from the site into the 
town centre for residents to use. There is also a bus service from Hawkenbury to 
London (two early morning, and two returning in the evening). Residents of the 
development have the option to utilise the car club. The application is supported by a 
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Travel Plan, which seeks to minimise single occupancy car travel through education 
and encouragement and investing in resources to improve sustainable transport 
measures for residents. A Travel Coordinator will be employed to oversee 
implementation of the Travel Plan, provide all new residents with an information pack 
and updated travel and transport information; undertake annual surveys to monitor 
the effectiveness of the Travel Plan measures and regular liaising with residents. The 
site is located within a sustainable location. Future residents will be able to utilise 
sustainable modes of travel, rather than being reliant on the private motor vehicle. 
Further mitigation is proposed to improve sustainable transport measures (including 
the car club) and paths to help mitigate the impact of the development on the 
highway network and residential amenity.   

 
10.32 The proposal includes 256 private car parking spaces and 81 allocated garage 

spaces. 30 visitor parking spaces are proposed. The proposal seeks to provide four 
communal electrical vehicle charging points (EVCP) and 23 on plot EVCPs. The 
Council’s Planning Environmental Officer has confirmed that the level of EVCP 
proposed now better aligns with the Council’s EVCP Guidance Note and is 
acceptable. The proposal also seeks to provide 48 cycle parking spaces, to meet the 
needs of those properties without a private residential curtilage. Overall parking 
spaces (excluding garages) has increased by 29 spaces compared to the approved 
scheme. The revised housing mix, incorporates more smaller units (including 1 and 2 
bed apartments), which have a lower parking requirement than the large detached 
dwellings previously approved. The overall number of parking spaces meets current 
KCC parking requirements. KCC Highways have raised no objection to the scheme 
on parking grounds. The level of parking is deemed acceptable and would meet the 
needs of the development.  

 
10.33 KCC Highways have commented on the dimensions of the parking spaces and 

raised a concern that the three sided car barns with an open front easily lend 
themselves for conversion to a garage, which are not counted in overall parking 
figures. The applicant has confirmed that the dimensions of the parking spaces, 
garages and car barns remain the same as those approved under Phase 1. The 
applicant has also confirmed that the design of the car barns remain the same as 
approved in Phase 1, where no objection was raised by KCC or the local planning 
authority. It is therefore not considered reasonable to raise an objection on this 
ground.  

 
10.34 KCC Highways have also queried the visibility splays for drivers departing from the 

private apartment car barns. These car barns typically have open sides, although 
Plot 237, as it is sited next to the substation only has one open side. The provision of 
open side walls help to improve visibility for drivers departing from these spaces. 
Cars are likely to manoeuvre slowly out of these spaces and would not have a severe 
impact on highway safety.  

 
10.35 Revised plans have been submitted to address concerns by Officers. The parking 

area with the FOG complex has been redesigned to improve manoeuvrability. Swept 
path analysis has also been submitted to demonstrate that vehicles can adequately 
manoeuvre. The parking areas for a number of units have also been redesigned so 
that they better relate to the front door of the units in which they serve. For example, 
parking for Plot 142 was original shown to be accessed in a rear parking court, with 
access via a narrow alleyway. Parking for this property has been re-sited so it is 
more conveniently located to this property. 

 
10.36 Concerns have been raised by residents that the increase in online shopping will 

increase congestion and pollution. The applicant’s Transport Consultant states that 
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this will result in a reduction in number of personal vehicle movements e.g. instead of 
five residents travelling separately to the shops one van can make a delivery to all 
five households.  

 
10.37 The proposal would not have a severe impact on highway safety to warrant a refusal 

on this ground. Adequate car and cycle parking is proposed to meet the needs of the 
development. Mitigation is provided as part of the S106 agreement to secure 
sustainable transport measures and encourage walking and cycling.    

 
 Visual Impact 
10.38 The application originally included a large area of car parking in front of the 

affordable/mixed tenure flats, which would have appeared highly prominent from the 
access road. As a result of Officer’s comments, the applicant has redesigned this 
area so that two apartment building now front the road with an access way between 
to serve the parking area. The redesign provides a more active street frontage with 
improved areas of soft landscaping and also helps to screen the car parking area. 
The bin store areas will also be less prominent in the street scene.  

 
10.39 Following concerns raised by Officer’s Units 135-137 have been re-designed. Flat 

over garage (FOG) 136 has been separated from 137 and moved eastwards, which 
minimises its impact on T75 (oak tree). The FOGs have also been re-designed to 
add defensible space to the front door of each property, so occupants do not step 
straight out onto the street. Amenity space has been provided for FOG 135 through 
the provision of its own private rear garden and front garden space. FOG 137 would 
have a front garden area and all FOGs would have balconies.  

 
10.40 Concerns were also raised by Officer in relation to the way some dwellings related to 

the change in levels, particularly in the south-east corner of the site. In order to 
address the change in levels, some of the units have been separated (e.g. terrace 
265-268 has been separated to provide two pairs of semi-detached units). Units 
which were previously joined by car ports/garages have also been separated to 
better relate to the change in levels and provide a more acceptable street scene.  

 
10.41 The central private apartment building is proposed to be moved slightly further north 

than previously approved. It maintains a similar relationship in terms of distance to 
the attenuation pond. The previously approved apartments have been reduced in 
size and the lower ground floor is proposed to be utilised to provide eight additional 
apartments in total. Additional parking is proposed to meet the needs of the new flats. 
The overall floor area and mass of this apartment block would be similar to that 
approved. The height of the building would be fractionally lower than the consented 
scheme. Pedestrian access to the building has been realigned to provide easy and 
level access to building from the road to the north. The design of the apartment 
building and car ports/parking area would preserve the character and appearance of 
the street scene.  

 
10.42 The scheme has also been redesigned to improve the accessibility to parking spaces 

and also provide better access to the rear gardens of some properties by providing 
doors on the rear elevations of the car ports/garages.  

 
10.43 Officers raised concerns that there was too much variety in the dispersion of 

materials, without apparent rationale. In some cases adjoining properties had 
different facing and roof materials. The materials have now been simplified so that 
adjoining properties have the same materials, which is considered an improvement in 
design terms.  

 



 
Planning Committee Report 
9 December 2020 
 

 

10.44 It is considered that the site can accommodate the additional dwellings, whilst 
respecting the character of the street scene and not impinging on areas of open 
space or landscape/ ecological buffer zones.  

 
  Residential Amenity 
10.45 The proposed development is considered compatible with the surrounding residential 

uses and would not cause significant harm to the residential amenity of nearby 
residents in terms of increase in traffic generation, noise or pollution. The majority of 
the changes proposed are internal within the scheme and would therefore have a 
minimal impact on existing residential properties when assessed against Policy EN1 
of the Local Plan. The scheme proposes some changes close to the western 
boundary of the site. Instead of two pairs of semi-detached properties, the proposal 
shows one pair of semis and two detached dwellings. Plot 195 (detached dwelling) 
would now be sited closer to the western boundary than previously approved. The 
relationship of this dwelling to the boundary is similar to that approved elsewhere 
along the western edge of Phase 2. Plot 195 would have first and second floor side 
windows that would face towards the properties on Maryland Road. This property 
would be sited over 6 metres away from the boundary, in excess of 30m away from 
31 Maryland Road and approximately 24m away from the rear conservatory of 33 
Maryland Road. This relationship would be similar to other properties already 
approved along the western boundary of the site. There are existing trees/hedgerow 
along this boundary, which helps to provide screening between the proposed 
dwellings and the existing properties on Maryland Road. In this case, it is considered 
that any overlooking would not be significant to warrant a refusal on this ground.  

 
10.46  A daylight and sunlight assessment has been submitted with the application, to 

demonstrate that the additional apartments proposed at lower ground floor level in 
the central apartment block will receive sufficient standards of light. The report 
demonstrates that all living rooms and the majority of bedrooms will exceed the 
targets for daylight and sunlight set out by the BRE guide. The kitchen/living/dining 
rooms have been designed so that they have at least one window within 90 degree of 
due south. Two of the lower ground floor apartments have bedrooms with north 
facing windows. It is acknowledged that light to these windows will be not optimal; 
however, the BRE guidance considers that bedroom windows are less important than 
the main living area and it is not considered harmful enough to warrant a refusal on 
this ground.  

 
10.47  Following a redesign of Plots 148-144 all habitable rooms now lie over 15m away 

from the wet well of the pumping station. This helps to ensure that future residents 
are not adversely impacted by noise, odour or vibration from the pumping station.  

 
10.48 Improvements have been made to the layout of the FOGs (Plots 135-137) to provide 

more defensible space around the front doors, so that residents do not walk straight 
out into the parking area. Balconies are also now proposed on the FOGs. It is noted 
that the proposed affordable flats and mixed tenure block have limited outdoor 
amenity space. However, the wider scheme includes areas of public amenity space, 
including children’s play areas; easy links to the wider countryside via the PROW 
network; and, easy access to Hawkenbury Recreation Ground that can be used by 
future residents. 

 
10.49 The scheme has been designed so that the proposed dwellings have adequate levels 

of amenity to ensure compliance with Policy EN1 of the Local Plan. The proposed 
dwellings would not result in a harmful level of overlooking to adjoining properties, 
appear unduly overbearing or result in a detrimental level of daylight or sunlight.  
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Flood risk and drainage 
10.50 The site falls within Flood Zone 1, which is an area at low risk of flooding. A Flood 

Risk Assessment Addendum has been submitted with the application. In order to 
accommodate the additional homes, the consented foul water pumping station in the 
south-east corner of the site will be re-sized to accommodate the foul water flows 
associated with the additional dwellings and provide additional emergency storage. 
The additional stored water will be released from the pumping station in accordance 
with the discharge rates previously agreed with Southern Water. Any changes to the 
previously approved foul and surface water drainage scheme will require consent 
from the Local Planning Authority through the discharge of the appropriate condition.  

 
10.51 Permeable paving is proposed to the parking bays and shared surface courtyards, 

which will help reduce surface water runoff. The approved scheme included two 
attenuation basins to accommodate surface water and these attenuation basins 
remain part of the current scheme. No objections have been received to the scheme 
by the local lead water authority, Southern Water or the Environment Agency. 
Subject to appropriate conditions, it is considered that the foul and surface water 
drainage for the development remains acceptable.  

 
  Trees and landscaping 
10.52 Following concerns raised by Officers, the FOG to the south of T75 (category B1 

Oak) has been relocated to remove conflict with the canopy of this tree. Revision has 
also been made to the parking area, which was within the root protection area (RPA) 
of T71, this has resulted in a reduction in the incursion of the RPA of this tree from 
6.9% to 5.1%, which is welcome. The Tree Officer raises no objection to the 
application, subject to the provision of appropriate tree protection conditions.  

 
10.53 The landscape belts and amenity area remain as approved. Following Officer 

comments, additional soft landscaping is now proposed around the FOGs (135-137) 
and additional tree planting is now proposed in the south-east part of the 
development to help green the street scene.  

 
10.54 The Council’s Landscape and Biodiversity raises no objection to the development 

and considers the proposed landscaping scheme is acceptable. The proposal would 
not be harmful to existing trees and provides appropriate landscaping for the 
development.  

 
Ecology 

10.55 The proposal does not impact the ecological buffer zones or mitigation measures 
previously approved. The Council’s Landscape & Biodiversity Officer raises no 
objections to the development on ecological grounds. The ecological principles 
remain as approved and incorporate mitigation measures such as bat lofts, bat 
boxes, bird boxes, log piles, wildlife tunnel, overhead arboreal connection and wildlife 
signage. The proposal would also not be harmful to the Local Wildlife Site at Windmill 
Farm. The impact of the development on ecology remains acceptable.  

 
Renewable Energy 

10.56 Following concerns raised by the Council’s Planning Environmental Officer, the 
applicant has revisited their energy strategy and improved the overall energy 
performance of the dwellings. The proposal also incorporates photovoltaic panels 
which would provide a 13.44% reduction in carbon dioxide emissions, which exceeds 
the requirements set out in the Council’s Renewable Energy Supplementary Planning 
Document. The applicant has submitted a plan showing the location of the PV 
panels, which the Planning Environmental Officer has confirmed is acceptable.  
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Public Right of Way (PROW) 
10.57 Although the PROW Officer has not objected to the application, they have raised 

concerns about footpath connectivity. Berkeley’s have confirmed that as per the 
discharge of condition 17/02468/SUB, they are committed to deliver the alternative 
link should KCC fail to achieve sufficient rights to deliver the favoured connection.  A 
condition will be required to ensure appropriate connections with the PROW network.  

 
10.58 The proposed development would be visible from the PROW; however, it is not 

considered that it would be harmful to the PROW or the visual amenity of the locality 
when viewed from the PROW. Additional funding is secured through the S106 
agreement to improve the condition of the PROWs, which will improve access of 
future residents to the countryside and promote health and wellbeing.  

 
Section 106 Contributions 

10.59 Para 56 of the NPPF states that ‘planning obligations must only be sought where 
they meet all of the following tests: 

 
a) Necessary to make the development acceptable in planning terms; 
b) Directly related to the development; and 
c) Fairly and reasonably related in scale and kind to the development’.  

 
10.60 Core Policy 1 of the Core Strategy states that ‘developments on all allocated and 

unallocated sites will be required either to provide, or to contribute towards the 
provision of, the services, facilities and infrastructure for which they create a need’.  
 

10.61 Para 5.20 of the Core Strategy states that ‘where new development (on allocated an 
unallocated sites) creates a need for new or enhanced infrastructure, the scheme will 
either need to provide it directly, or contribute financially towards its provision, 
depending on both the scale of the development and that of the infrastructure 
required. The purpose of the development contributions is to mitigate against the 
impacts of new development... The types of infrastructure and services that 
developments may be required to provide/contribute towards the provision of during 
the Core Strategy period may include, but are not limited to… 
- Housing 
- Transport 
- Education 
- Health 
- Social Infrastructure 
- Green Infrastructure 
- Public Services 
- Utility Services 
- Climate Change and Energy Initiatives’. 

 

10.62 The obligations secured in the original Section 106 agreement (that has 
subsequently been amended) shall still remain and the following additional 
contributions, together with an updated affordable housing plan will be secured as 
part of a deed of modification to the original Section 106 agreement and shall relate 
to the need generated by the additional 26 dwellings: 

- Off-site affordable housing: £469,246.56 
- NHS: £20,016.00 
- Secondary School: £47,670.00 
- Community Learning: £10,829.52 
- Youth Services: £1,703.00 
- Waste: £4,775.42 
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- Children’s Play Space: £8,851.18 
- Adult/Youth Open Space: £20,000.00 
- Hawkenbury Recreation Ground Works: £4,536.22 
- Sustainable Transport: £12,170.34 
- Car Club: £2,212.86 
- Public Rights of Way: £3,097.90 

 
TOTAL: £605,109.00 
 
Affordable housing 

10.63 Section 5 of the NPPF refers to housing delivery. It seeks to ensure that housing is 
provided to meet the needs of different groups in the community, including affordable 
housing. 

 
10.64 Para 62 of the NPPF states that ‘where a need for affordable housing is identified, 

planning policies should specify the type of affordable housing required, and expect it 
to be met on-site unless: 

 
a) Off-site provision of an appropriate financial contribution in lieu can be robustly 

justified’.  
 
10.65 Core Policy 6 of the Core Strategy requires that proposals for ten or more dwellings 

provide 35% affordable housing on site. There is an immediate and high demand for 
affordable units within Tunbridge Wells, as evidenced in the Housing Officer’s 
response. In accordance with Core Policy 6, the proposal generates a need for nine 
new affordable dwellings. The applicant has demonstrated that the provision of on-
site affordable housing is not viable and following an independent viability 
assessment it is concluded that a sum of £605,109 is the maximum available for all 
financial contributions. The Housing Officer states that to provide the equivalent off-
site affordable housing would cost £615,000, which is a higher sum than the pot 
available. Based on the plot size, the Housing Officer has requested a sum of 
£525,000, to provide six off-site social rented homes. In this case, due to the limited 
pot size available and the other requests for contributions (which will be discussed 
further below), a sum of £469,246.56 is sought towards off-site affordable housing, 
which is equivalent to just over 5.5 affordable units. Given the high demand and need 
for affordable housing in the borough, the majority of the pot will be used to provide 
off-site affordable housing. It is considered that the contribution towards affordable 
housing is necessary, directly related to the development and fairly and reasonably 
related in scale and kind to the development and therefore complies with the CIL 
tests.  

 
 KCC Contributions 
10.66 Kent County Council have assessed the implications of the proposal in terms of the 

delivery of its community services and is of the opinion that it would have an 
additional impact on the delivery of its services, which would require mitigation either 
through the direct provision of infrastructure or the payment of an appropriate 
financial contribution. These include: 

- £47,670.00 – Secondary education towards expansion of Bennett Memorial 
Diocesan School 

- £10,829.52 – Community learning/social care/libraries – towards Tunbridge 
Wells Cultural Hub  

- £1,703 – Youth services towards additional resources at Tunbridge Wells 
Youth Hub 

- £4,775.42 towards Tunbridge Wells Waste Transfer Station and HWRC 
expansion.  
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Education contribution 

10.67 Para 94 of the NPPF states that ‘it is important that a sufficient choice of school 
places is available to meet the needs of existing and new communities. Local 
planning authorities should take a proactive, positive and collaborative approach to 
meeting this requirement, and to development that will widen choice in education’.  

 
10.68 The secondary education contribution is sought to meet the additional need 

generated by future residents, which results in the maximum capacity of local 
secondary schools being exceeded. It is considered that the education contribution is 
necessary, directly related to the development and fairly and reasonably related in 
scale and kind to the development and therefore complies with the CIL tests. In this 
case, the education contribution is considered essential in order to ensure sufficient 
school places for future residents. The full contribution is therefore secured as part of 
the Section 106 agreement.  

 
 Tunbridge Wells Cultural Hub 
10.69 The new development will generate new users for KCC community services, 

including libraries, social care and community learning. To mitigate the impact upon 
these services contributions are required towards the new Tunbridge Wells Cultural 
Hub, which will make additional provision for all these services to accommodate the 
increased demand. KCC therefore request £416.52 per dwelling towards the Cultural 
Hub. It is considered that the contribution towards the Cultural Hub is necessary, 
directly related to the development and fairly and reasonably related in scale and 
kind to the development and therefore complies with the CIL tests. In this case, the 
contribution towards libraries, social care and community learning is considered 
essential in order to provide such facilities to future residents. The full contribution is 
therefore secured as part of the Section 106 agreement. 

 
 Youth Service 
10.70 To accommodate the increased demand on youth services, KCC requests £65.50 

per dwelling towards additional resources at Tunbridge Wells Youth Hub. It is 
considered that the contribution towards the Youth Services is necessary, directly 
related to the development and fairly and reasonably related in scale and kind to the 
development and therefore complies with the CIL tests.  The contribution towards 
youth services would help to mitigate the increased demand caused by the proposal 
and benefit young people in the development and wider community. Provision of 
such facilities would help to support the well-being of young people and is considered 
essential. The full contribution is therefore sought as part of this scheme.   

 
Waste  

10.71 KCC is a statutory ‘Waste Disposal Authority’, responsible for the safe disposal of all 
household waste arising in Kent, providing Household Waste Recycling Centres 
(HWRC) and Waste Transfer Stations (WTS). Each household produces an average 
of a quarter of a tonne of waste per year to be processed at HWRC’s and half a 
tonne per year to be processed at WTS’s. Existing HWRC’s and WTS’s will be over 
capacity by 2020 and additional housing has a significant impact on the 
manageability of waste in Kent.  

 
10.72 A contribution of £183.67 per household is required towards the extension and 

upgrading of the existing Waste Transfer station and Household Waste Recycling 
Centre in Tunbridge Wells, to mitigate the impact arising from this development, and 
accommodate the increased range of materials collected kerbside within the 
Borough. It is therefore considered that the contribution towards waste is necessary, 
directly related to the development and fairly and reasonably related in scale and 
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kind to the development and therefore complies with the CIL tests. Ensuring waste is 
disposed of correctly and encouraging recycling supports the environmental objective 
of sustainability set out in the NPPF. The full contribution is therefore sought as part 
of the Section 106 agreement.   

 
 NHS 
10.73 The NHS has assessed the implications of this proposal on delivery of general 

practice services and is of the opinion that it will have a direct impact which will 
require mitigation through the payment of an appropriate financial contribution. 

 
- £20,016 towards refurbishment, reconfiguration and/or extension of Clanricarde 

Medical Centre, Kingswood Surgery or Lonsdale Medical Centre.  
 
10.74 NPPF Para 20c states that strategic policies should make provision for health 

infrastructure. Para 92b requires local planning authorities to take into account and 
support the delivery of local strategies to improve health and social well-being for all 
sections of the community.  

 
10.75 The NHS state that there is currently limited capacity within existing general practice 

premises to accommodate growth in this area. The need from this development, 
along with other new development, will need to be met through the creation of 
additional capacity in general practice premises. It is considered that the contribution 
towards healthcare is necessary, directly related to the development and fairly and 
reasonably related in scale and kind to the development and therefore complies with 
the CIL tests. It is essential that future residents have access to a general practice 
surgery and therefore the full contribution is sought. 

 
 Recreation, play space and PROW contributions 
10.76 Para 92 of the NPPF states that ‘to provide the social, recreational and cultural 

facilities and services the community needs, planning policies and decisions should: 
 

a) Plan positively for the provision and use of shared spaces, community facilities 
(such as… sports venues, open spaces)… and other local services to enhance the 
sustainability of communities and residential environments…’ 

 
10.77 Para 96 of the NPPF seeks to provide new opportunities for open space, sport and 

recreation facilities.  
 
10.78 Para 98 of the NPPF states that ‘planning policies and decisions should protect and 

enhance public rights of way and access, including taking opportunities to provide 
better facilities for users’. This is reiterated in Core Policy 8 of the Core Strategy 
which seeks to improve existing PROWs and links between existing and proposed 
areas of open space, recreational, cultural and community facilities. An uplift in the 
previously agreed PROW contribution is sought to help mitigate the impact of the 
additional residents on the PROW network, whist improving the PROW to enable 
better access to the countryside for the new residents. This contribution is deemed 
necessary to support the health and well-being of future residents and meet the 
social objective with the NPPF. 

 
10.79 Core Policy 8 continues to states that ‘the capacity, quality and accessibility of open 

space, recreational, cultural and community facilities will be maintained and, where 
necessary, improved and all new development that generates an additional need for 
such facilities will provide for an adequate amount in easily accessible locations’.  
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10.80 Policy R2 of the Local Plan requires that developments of ten or more bedspaces 
make provision for children’s play space and adult/youth recreation open space. 

 
10.81 The additional residents would increase pressure on community services/facilities, 

including adult/youth recreation open space and children’s play space, which require 
mitigation through the financial contributions set out below. In addition, funding is 
secured to improve the path network within Hawkenbury Recreation Ground.  In this 
case, due to the limited pot available, a reduced adult/youth open space contribution 
is sought to enable additional funding to be allocated for off-site affordable housing, 
which is deemed a greater priority. The contributions towards adult/youth recreation 
open space, children’s play space and Hawkenbury Recreation Ground works are 
deemed necessary to support the health and well-being of future residents and meet 
the social objective set out in the NPPF. With the exception of the adult/youth 
contribution, the full amounts (calculated based on the uplift from the figures agreed 
in the original Section 106) are requested:  
- Children’s Play Space: £8,851.18 
- Adult/Youth Open Space: £20,000 
- Hawkenbury Recreation Ground Works: £4,536.22 
- Public Rights of Way: £3,097.90 

 
10.82 It is considered that the contributions sought towards recreation, play space and the 

PROW network are necessary, directly related to the development and fairly and 
reasonably related in scale and kind to the development and therefore complies with 
the CIL tests. 

 
Sustainable Transport & Car Club 

10.83 Core Policy 3 of the Core Strategy states that ‘sustainable modes of transport, 
including cycling, walking and the use of public transport will be encouraged to 
reduce dependence on private car use’. In addition Policy Core Policy 9 expects 
development proposals in Tunbridge Wells to respect and, where necessary, 
contribute to an integrated approach to improve movement into and around the town, 
including the promotion of public transport use and improved routes and facilities for 
cycling and walking. 

 
10.84 In order to mitigate the impact on the highway network of the additional properties 

and to improve the sustainability of the scheme and uplift in the sustainable transport 
and car club contributions are sought:   
-     Sustainable Transport: £12,170.34 
- Car Club: £2,212.86 

 
10.85 The sustainable transport contribution seeks to deliver a cycle route along Forest 

Road, Farmcombe Road and Claremont Road into Tunbridge Wells; increase the 
frequency of the bus service in the locality; and provide publicly available cycle 
parking within Torrington Car Park, adjacent to the Tunbridge Wells Railway Station. 
The sustainable transport and car club contributions help to improve the sustainability 
credentials of the scheme and the town by reducing car travel and pollution and 
promoting more sustainable modes of travel, which meet the environmental objective 
of the NPPF. The provision of a cycle route and cycle parking also meet the social 
objective of the NPPF by promoting healthy communities and well being. It is 
considered that the contributions sought towards sustainable transport measures, 
including the car club are necessary, directly related to the development and fairly 
and reasonably related in scale and kind to the development and therefore complies 
with the CIL tests. 
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10.86 The original Section 106 agreement secured funding for off-site highway works 
including a controlled crossing on Hawkenbury Road; junction and/or public transport 
capacity improvements within the Pembury Road corridor; and, delivery of a footpath 
on the northern side of Hawkenbury Road. Although these works remain necessary, 
in this case due to the limited size of the pot and the significant need for affordable 
housing, priority is given to the off-site affordable housing contribution and no further 
uplift in these highway contributions are sought. 

 
10.87 The original consent also included a contribution towards improving the Hawkenbury 

Recreation Ground car park. Although this work remains necessary, residents of the 
scheme can easily walk to the recreation ground and do not necessarily need to use 
the car park. In this case, it is considered that the need and demand for affordable 
housing is a greater priority and no further uplift towards the recreation ground car 
park works is sought.   

 
 Other matters 
10.88 With regard to the conditions attached to the approved scheme(s), some have now 

been discharged in full and some have been partly discharged in regard to Phase 1 
and 1A residential development on this site. The conditions have been updated to 
reflect those previously discharged. A pre-commencement condition is not deemed 
necessary as works have already commenced on Phase 2 of the site. 

 
10.89 The site is classified as potentially contaminated land. Remediation works have 

already been carried out on site. The Council’s Environmental Health Officer has no 
objection to the development, provided the contaminated land conditions are updated 
where necessary. 

 
10.90 The proposal makes adequate provision for refuse storage for the houses and flats.  
 

Conclusion 
10.91 The site is located within a sustainable location. The Council remain unable to 

demonstrate a five year housing land supply. The additional 26 units would contribute 
towards meeting the Council’s unmet housing need, within a sustainable location. 
The applicant has demonstrated that the consented scheme is not viable and the 
proposal to increase the total number of homes and amend the mix of properties will 
ensure that these homes can continue to be delivered in current market conditions. 
The proposal seeks to maintain the current level of affordable housing, whilst also 
providing additional funding towards affordable housing and other financial 
contributions to meet the needs of the development. The traffic movements 
generated by the development can be accommodated without detriment to highway 
safety and suitable measures (through a developer contribution) have been proposed 
to promote sustainable transport measures. The proposed development would not be 
harmful to visual or residential amenity. The proposal would also not be harmful to 
existing trees and provides appropriate biodiversity mitigation measures.   

 
RECOMMENDATION:  
 
(A) GRANT SUBJECT TO THE COMPLETION OF A LEGAL AGREEMENT UNDER 

SECTION 106 AND SECTION 106A OF THE TOWN AND COUNTRY PLANNING 
ACT 1990 (AS AMENDED) IN A FORM TO BE AGREED BY THE HEAD OF LEGAL 
PARTNERSHIP MID KENT LEGAL SERVICES BY 28 JANUARY 2021 (UNLESS A 
LATER DATE BE AGREED BY THE HEAD OF PLANNING SERVICES) TO 
SECURE THE FOLLOWING ADDITIONAL CONTRIBUTIONS AND AN UPDATED 
AFFORDABLE HOUSING PLAN:  
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- Off-site affordable housing: £469,246.56 
- NHS: £20,016.00 
- Secondary School: £47,670.00 
- Community Learning: £10,829.52 
- Youth Services: £1,703.00 
- Waste: £4,775.42 
- Children’s Play Space: £8,851.18 
- Adult/Youth Open Space: £20,000.00 
- Hawkenbury Recreation Ground Works: £4,536.22 
- Sustainable Transport: £12,170.34 
- Car Club: £2,212.86 
- Public Rights of Way: £3,097.90 

 
- TOTAL: £605,109.00 

 
and payment of the Council’s legal fees. 
 
and subject to the following conditions: 

 
1) The permission shall be carried out in accordance with the following approved plans:  
 

ECE P2.1 DR 00 010/L: Phase 2 – Proposed Site Layout  
ECE P2.1 DR 00 011/M: Phase 2 – Tenure Distribution Strategy 
ECE P2.1 DR 00 012/M: Phase 2 – Refuse Strategy 
ECE P2.1 DR 00 013/M: Phase 2 – Storey Heights Plan 
ECE P2.1 DR 00 014/N: Phase 2 – Parking Strategy 
ECE P2.1 DR 00 015/M: Phase 2 – Open Space Strategy 
ECE P2.1 DR 00 16/S: Phase 2 – Site Layout 
ECE P2.1 DR 00 017/K: Phase 2 – Proposed Site Layout & Previously Approved 
Scheme Overlay 
ECE P.4 DR 00 018/B: Phase 2 – Proposed Allocated Parking Bay Dimension Plan 
ECE 00 DR 04 002/C: Phase 2 – Planning – South East Corner Street Elevations 
BKH-HFT_HTA-L_D01_DR_0907/L: Illustrative Masterplan 
BKH-HFT_HTA-L_D01_DR_0908/J: Hard Landscape Plan 
BKH-HFT_HTA-L_D01_DR_0909/Q: Boundaries Plan 
BKH-HFT_HTA-L_D01_DR_0910/L: Arboricultural Implication Plan 
BKH-HFT_HTA-L_D01_DR_0911/O: Planting Strategy Plan 
BKH-HFT_HTA-L_D01_DR_0912/I: Ecological Mitigation Plan 
DLA1408/AIA/1/A/6: Tree Assessment Plan  
P2SE PL 128 010/P6: Phase 2 RP: Plot 128 – House Type 4C1 
P2SE PL 129 010/P8: Phase 2 RP: Plot 129, 130, 131 & 132. House Types 3L1, 3J1 
& FOG1 
P2SE PL 133 010/P3: Phase 2RP: Plots 133 & 134, 138 &139 (Handed) House 
Types 3J1 & 3F1 
P2SE PL 135 010/P6: Phase 2RP: Plot 135. House Type FOG 04 
P2SE PL 136 010/P6: Phase 2RP: Plots 136 & 137. House Type FOG 03 
P2SE PL 140 010/P7: Phase 2RP: Plots 140, 141 & 142. House Types 3F1, 3L1 & 
3J1 
P2SE PL 143 010/P3: Phase 2RP: Plot 143: House Type 4C1 
P2SE PL 144 010/P4: Phase 2RP: Plot 144. House Type 4C1 
P2SE PL 147 010/P1: Phase 2RP: Plot 147 & 148. House Type 3B1 
P2SE PL 149 010/P3: Phase 2RP: Plot 149. House Type 4L1 
P2SE PL 150 010/P7: Phase 2RP: Plot 150. House Type 4C1 
P2SE PL 151 010/P3: Phase 2RP: Plots 151 & 152. House Type 3L1 
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P2SE PL 153 010/P3: Phase 2RP: Plots 153, 154, 155 & 156. House Types 3B1 & 
3F1 
P2SE PL 153 011/P5: Phase 2RP: Plots 153, 154, 155 & 156. House Types 3B1 & 
3F1 
P2SE PL 157 010/P6: Phase 2RP: Plots 157 (Handed) & 271. House Type FOG 02 
P2SE PL 158 010/P7: Phase 2RP: Plot 158. House Type 3F1 
P2SE PL 182 010/P5: Phase 2RP: Plots 182 & 183. House Types 3L1 & 3J1 
P2SE PL 184 010/P2: Phase 2RP: Plots 184 & 185. House Types 3F1 & 3J1 
P2SE PL 192 010/P2: Phase 2RP: Plot 192. House Type 3A1 
P2SE PL 193 010/P2: Phase 2RP: Plot 193 & 194. House Type 4E2.6 
P2SE PL 195 010/P3: Phase 2RP: Plot 195. House Type 4H2 
P2SE PL 260 010/P4: Phase 2RP Plots: 260, 261 & 262. House Types 3F1, 3L1, 3J1 
P2SE PL 263 010/P3: Phase 2RP: Plot 263. House Type 4C1 
P2SE PL 264 010/P5: Phase 2RP: Plot 264. House Type 4C1 
P2SE PL 265 010/P5: Phase 2RP: Plots 265 & 266. House Types 3L1 & 3J1 
P2SE PL 267 010/P3: Phase 2RP: Plots 267 & 268. House Type 3L1 
P2SE PL 269 010/P2: Phase 2RP: Plots 269 & 270. House Types 3J1 & 3F1 
P2SE PL AP2 010/P6: Phase 2RP: AP2 – Plots 186 – 191 
P2SE PL AP2 011/P3: Phase 2RP: AP2 – Plots 254 – 259 
P2SE PL AP2 012/P6: Phase 2RP: AP2 – Plots 176-181 
P2SE PL CP 010/P4: Phase 2 RP: Carports, Cycle Store & Bin Store 
PL 3A1 020/P2: Phase 2 Planning 
PL 3B1 020/P3: Phase 2 Planning 
PL 3B1 021/P2: Phase 2 Planning 
PL 3B2 020/P3: Phase 2 Planning 
PL 3G1 020/P2: Phase 2 Planning 
PL 3LA 010/P1: Phase 2RP: Plots 145 & 146. House Type 3L1 
PL 4A1 020/P3: Phase 2 Planning 
PL 4B1 020/P2: Phase 2 Planning 
PL 4E2 020/P3: Phase 2 Planning 
PL 4E2 021/P3: Phase 2 Planning 
PL 4E2 022/P2: Phase 2 Planning 
PL 4G1 020/P4: Phase 2Planning 
PL 4G2 020/P2: Phase 2 Planning 
PL 4G3 020/P6: Phase 2 Planning 
PL 4H1 020/P3: Phase 2 Planning 
PL 4H2 020/P2: Phase 2 Planning 
PL 4H2 021/P2: Phase 2 Planning 
PL 4J1 020/P2: Phase 2 Planning 
PL 4J1 021/P2: Phase 2 Planning 
PL 4L1 020/P2: Phase 2 Planning 
PL 4L2 020/P3: Phase 2 Planning 
PL 5A1 020/P2: Phase 2 Planning 
PL 5B1 020/P2: Phase 2 Planning 
PL 5C1 020/P1: Phase 2 Planning  
PL 5F 020/P2: Phase 2 Planning 
APT3 010/C: Phase 3: Apartment Block Lower & Ground Floor Plans 
APT3 011/C: Phase 3: Apartment Block. First & Second Floor Plans 
APT3 012/B: Phase 3 Apartment Block Roof Plan 
APT3 04 001/A: Phase 3: Apartment Block Elevations 
APT3 04 002/B: Phase 3: Apartment Block Elevations 
APT3 04 003/A: Phase 3: Apartment Block Elevations 
APT3 05 001/C: Phase 3 Apartment Block Sections 
APT3 CP01/C: Phase 3: Apartment Block Car Barn 01 
APT3 CP02/C: Phase 3: Apartment Block Car Barn 02 
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PL CP 010/C: Phase 2 Car Ports & Garages 
PL CP 011/F: Phase 2 Car Ports & Garages 
PL CP 012/D: Phase 2 Car Ports & Garages 
PL CP 013/E: Phase 2 Car Ports & Garages 
PL CP 014/P4: Phase 2 Car Ports & Garages 

 
Reason: To clarify which plans are approved. 

  
2) Prior to the commencement of above ground works, details of the proposed 

means of foul and surface water drainage shall be submitted to and approved in 
writing by the Local Planning Authority. The works shall be carried out in accordance 
with the approved plans and implemented prior to the first occupation of any of the 
dwellings hereby approved.  
 
Reason: To ensure adequate drainage for the development and prevent pollution of 
the surrounding area.  

 
3) No development excluding 'Ecological Enabling Works' shall take place on any part 

of the site before 0800hrs or after 1800hrs Mondays - Fridays inclusive; before 
0800hrs or after 1300hrs on Saturdays or at any time on Sundays or Bank Holidays. 

 
Reason: To enable the Local Planning Authority to regulate and control the 
development of the land and in the interest of residential amenity.  

 
4)   The residential development shall be carried out in accordance with the Construction 

Environmental Management Plan (CEMP) approved under application 
17/02580/SUB, unless otherwise agreed in writing by the Local Planning Authority.   

 
   Reason: In the interests of highway safety and residential amenity. 
 
5)   Prior to the commencement of above ground works, details of existing and proposed 

ground levels and finished ground floor slab levels; shall be submitted to and 
approved in writing by the Local Planning Authority. The works shall be carried out in 
accordance with the approved details, unless otherwise agreed in writing by the Local 
Planning Authority. 

 
Reason: In the interests of visual and residential amenity. 

 
6)  The site shall be developed in accordance with the remediation strategy approved 

under 17/03741/SUB and as informed by the preliminary risk assessment and site 
investigation scheme approved under 17/01207/SUB, which deals with the risks 
associated with contamination of the site, unless otherwise approved in writing by the 
Local Planning Authority. 

 
  Reason: To ensure that risks from land contamination to the future users of the land 

and neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be carried 
out safely without unacceptable risks to workers, neighbours and other offsite 
receptors. 

 
7)   Prior to the first occupation of the development hereby approved a verification report 

demonstrating completion of works set out in the approved remediation strategy and 
the effectiveness of the remediation carried out, shall be submitted to and approved 
in writing by the Local Planning Authority. The report shall include (where applicable) 
results of sampling and monitoring carried out in accordance with the approved 
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verification plan to demonstrate that the site remediation criteria have been met. It 
shall also include any plan (a "long-term monitoring and maintenance plan") for 
longer-term monitoring of pollutant linkages, maintenance and arrangements for 
contingency action, as identified in the verification plan. The long-term monitoring and 
maintenance plan shall be implemented as approved.  

 
   Reason: To ensure that risks from land contamination to the future users of the land 

and neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be carried 
out safely without unacceptable risks to workers, neighbours and other offsite 
receptors. 

 
8)   If during development, contamination not previously identified is found, no further 

development (unless otherwise agreed in writing with the Local Planning Authority) 
shall be carried out until the developer has submitted a remediation strategy to the 
Local Planning Authority detailing how this unsuspected contamination shall be dealt 
with and obtained written approval from the Local Planning Authority. The 
remediation strategy shall be implemented as approved. 

 
Reason: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be carried 
out safely without unacceptable risks to workers, neighbours and other offsite 
receptors. 

 
9)  Other than the surface water drainage details approved under application 

17/03472/SUB, no drainage system for the infiltration of surface water drainage into 
the ground is permitted other than with the express written consent of the Local 
Planning Authority, which may be given for those parts of the site where it has been 
demonstrated that there is no resultant unacceptable risk to controlled waters. Where 
permitted with the express written consent of the Local Planning Authority, infiltration 
of surface water drainage into the ground shall only be carried out in accordance with 
those approval details. 

 
Reason: To protect controlled waters (the site overlies a secondary aquifer and there 
are springs or issues down-gradient). 

 
10)  Piling or any other foundation designs using penetrative methods shall only be carried 

out in accordance with the details approved under application 18/01505/SUB and/or 
20/01164/SUB, unless otherwise agreed in writing by the Local Planning Authority. 
The development shall be carried out in accordance with the approved details. 

 
Reason: To protect controlled waters (the site overlies a secondary aquifer and there 
are springs or issues down-gradient) and existing trees. 

 
11) The attenuation ponds shall be constructed in accordance with the details approved 

under application 17/03472/SUB, where applicable, unless otherwise agreed in writing 
by the Local Planning Authority. 

 
Reason: To ensure adequate surface water storage and in the interests of visual 
amenity.  

 
12) Prior to the construction of the footpaths to the south of the site, in the region of R7 as 

referred to on drawing number DLA1408/AIA/1/A/6, a method statement for the 
construction of the footpaths, shall be submitted to and approved in writing by the 
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Local Planning Authority. The works shall be carried out in accordance with the 
approved details.  

 
 Reason: To protect existing trees.  
 
13) The approved development shall be carried out in such a manner as to avoid damage 

to the existing trees, including their root systems, and other planting to be retained by 
observing the following: 

 
(a)  All trees to be preserved shall be marked on site and protected during any 

operation on site by temporary fencing in accordance with BS 5837:2012, and in 
accordance with the Tree Protection Plan approved under 17/02067/SUB, unless 
otherwise agreed in writing by the Local Planning Authority. Such tree protection 
measures shall remain throughout the period of construction 

(b)  No fires shall be lit within the spread of branches or upwind of the trees and other 
vegetation; 

(c)  No materials or equipment shall be stored within the spread of the branches or 
Root Protection Areas of the trees or other vegetation; 

(d)  No roots over 50mm diameter shall be cut, and no buildings, roads or other 
engineering operations shall be constructed or carried out within the spread of the 
branches or Root Protection Areas of the trees and other vegetation; 

(e)  Ground levels within the spread of the branches or Root Protection Areas 
(whichever the greater) of the trees and other vegetation shall not be raised or 
lowered in relation to the existing ground level, except as may be otherwise 
agreed in writing by the Local Planning Authority. 

(f)  No trenches for underground services shall be commenced within the Root 
Protection Areas of trees which are identified as being retained in the approved 
plans, or within 5m of hedgerows shown to be retained without the prior written 
consent of the Local Planning Authority. Such trenching as might be approved 
shall be carried out to National Joint Utilities Group recommendations. 

 
Reason: To protect and enhance the appearance and character of the site and locality.  

 
 14)  Prior to the first occupation of the dwellings hereby approved, details of hard and soft 

landscaping and a programme for carrying out the works shall be submitted to and 
approved in writing by the Local Planning Authority. The submitted scheme shall 
include details of hard landscape works, including hard surfacing materials; street 
furniture, seats, handrails and details of soft landscape works, including planting plans, 
written specifications (including cultivation and other operations associated with the 
plant and grass establishment) and schedules of plants, noting species, plant sizes 
and proposed numbers/densities where appropriate. 

 
The approved landscaping scheme shall be carried out fully within 12 months of the 
completion of the development. Any trees or other plants which, within a period of five 
years from the completion of the development, die, are removed or become seriously 
damaged or diseased shall be replaced in the next planting season with others of a 
similar size and species unless the Local Planning Authority give prior written consent 
to any variation. 

 
Reason: In order to protect and enhance the amenity of the area.  
 

 15)  Prior to the commencement of above ground works, details of external materials shall 
be submitted to the Local Planning Authority for approval. The development shall be 
constructed in accordance with the approved materials, unless otherwise agreed in 
writing by the Local Planning Authority. 



 
Planning Committee Report 
9 December 2020 
 

 

 
Reason: To ensure consistency and safeguard the characteristics of the locality. 

 
 16)  Prior to the commencement of above ground works, details of external lighting shall be 

submitted to and approved in writing by the Local Planning Authority. This scheme 
shall avoid excess lighting at the site boundaries and adjacent to retained hedgerows 
in order to reduce disturbance to bats, birds and invertebrates. The scheme shall also 
take note of and refer to the Institute of Lighting Engineers Guidance Notes for the 
Reduction of Obtrusive Lighting Guidance Note 1 dated 2020 (and any subsequent 
revisions) and shall include a layout plan with beam orientation and a schedule of light 
equipment proposed (luminaire type; mounting height; aiming angles and luminaire 
profiles) and an ISO lux plan showing light spill. The scheme of lighting shall be 
installed, maintained and operated in accordance with the approved scheme unless 
the Local Planning Authority gives its written consent to any variation. 

 
Reason: To protect the appearance of the area/the environment and wildlife/local 
residents from light pollution. 
 

17) Notwithstanding the details hereby approved, prior to first occupation of any dwelling 
hereby approved, details of the natural play areas and areas of public open space, 
together with a timetable for their implementation, shall be submitted to and approved 
in writing by the Local Planning Authority. The submitted details shall include means of 
enclosure, surfacing materials, play equipment and/or structures, seating, litter bins, 
signs and lighting. The facilities shall be provided in accordance with the approved 
details and the approved timetable for implementation.  

 
Reason: To ensure adequate on site facilities are provided for children's play and 
informal outdoor recreation. 
 

18) Before the first occupation of any dwelling, the following works between the dwellings 
and the highway shall be completed: 

 
i.  Footways and/or footpaths, with the exception of the wearing course; and 
ii.  Carriageways, with the exception of the wearing course, including the provision of a 

turning facility beyond the dwelling together with related: 
1) Highway drainage, including off-site works, 
2) Junction visibility splays, 
3) Street lighting, street nameplates and highway structures, if any. 

 
Reason: In the interests of highway safety and ensuring provision of an acceptable 
road layout. 
 

 19)  The areas shown on drawing number ECE P2.1 DR 00 014/N (or subsequent 
approved revisions thereof) as vehicle parking, servicing and turning shall be provided, 
surfaced and drained in accordance with details submitted to and approved in writing 
by the Local Planning Authority before the buildings they serve are occupied, and shall 
be retained for the use of the occupiers of, and visitors to, the development in 
accordance with the details approved, and no permanent development, whether or not 
permitted by the Town and Country Planning (General Permitted Development) Order 
2015 (as amended) (or any Order revoking and re-enacting that Order), shall be 
carried out on that area of land so shown or in such a position as to preclude the use 
of such facilities for their intended purpose. 

 
Reason: Development without provision of adequate accommodation for the parking 
and turning of vehicles is likely to lead to parking inconvenient to other road users. 
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20)  The pedestrian route(s) approved under 17/02468/SUB (including surfacing, drainage, 

lighting and signage/waymarking) shall be provided in accordance with the approved 
details and thereafter maintained, unless otherwise agreed in writing by the Local 
Planning Authority. 

 
Reason: To ensure connectivity with adjacent development and local facilities and 
provides adequate sustainable transport measures.  

 
 21) The off-site highway works shall be carried out in accordance with the details and 

timetable approved under 17/02265/SUB, unless otherwise agreed in writing by the 
Local Planning Authority.  

 
Reason: To ensure all roadworks associated with the proposed development are to a 
standard approved by the Local Planning Authority, in consultation with the Local 
Highway Authority, and are carried out within an appropriate timescale in the interest 
of highway safety.  
 

22)  The measures set out in the Framework Travel Plan dated 4 May 2020 shall be carried 
out in full, in accordance with the timescale specified, unless otherwise agreed in 
writing by the Local Planning Authority.  
 
Reason: In the interests of sustainability. 
 

23) The cycle parking for the apartment blocks shall be implemented in accordance with 
the plans hereby approved and shall be made available for use prior to the first 
occupation of the apartments in which they relate and thereafter retained.  

 
Reason: To ensure the proposal provides adequate sustainable transport measures. 

 
24)  Prior to the commencement of above ground works, details of the provision of a 

minimum of 27 electric vehicle charging points as well as suitable connections to 
enable the future installation of electric vehicle charging points by the home owner 
within on plot garages or car ports, shall be submitted to and approved in writing by the 
Local Planning Authority. The charging points and connections shall be provided in 
accordance with the approved details prior to the occupation of each dwelling to which 
the technology relates, unless otherwise agreed in writing by the Local Planning 
Authority. 

 
Reason: In order to realise a sustainable pattern of development in the area.  
 

25)  The refuse strategy hereby approved shall be implemented in accordance with the 
approved details, prior to the first occupation of the dwelling in which it relates and 
thereafter retained.  
 
Reason: To facilitate the collection of refuse, preserve visual amenity and to reduce 
the occurrence of pests.  
 

26) The photovoltaic technology shall be installed on site in accordance with drawing 
number ECE P2.1 DR 00 016/S (as annotated) and the Energy Strategy dated 
November 2020, unless otherwise approved in writing by the Local Planning Authority. 
The photovoltaic technology shall be installed prior to the first occupation of the 
dwelling in which the technology relates and thereafter retained. 

 
Reason: In the interests of sustainability.  
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27) The development hereby permitted shall incorporate measures to minimise the risk of 

crime. No dwelling shall be occupied until details of such measures, according to the 
principles and physical security requirements of Crime Prevention through 
Environmental Design (CPTED) have been submitted to and approved in writing by the 
Local Planning Authority. The approved measures shall be implemented prior to the 
first occupation of the dwelling in which it relates, or prior to the completion of the 
development if it relates to works outside the curtilage of a dwelling, and thereafter 
retained. 

 
Reason: In the interest of security, crime prevention and community safety. 

 
28)  Prior to the commencement of above ground works, details of the installation of fixed 

telecommunication infrastructure and High-Speed Fibre Optic connections to multi 
point destinations and all buildings shall be submitted to and approved in writing by the 
Local Planning Authority.  The infrastructure shall be installed in accordance with the 
approved details, prior to the first occupation of the dwelling in which it serves.   

 
Reason: To provide high quality digital infrastructure in new developments. 

 
29)  Prior to the commencement of above ground works, details of water conservation 

measures for the dwellings hereby approved shall be submitted to and approved in 
writing by the Local Planning Authority. The works shall be carried out in accordance 
with the approved details.  

 
Reason: In the interests of sustainability and water conservation. 

 
30)  The residential development hereby approved shall be implemented in accordance 

with 17/03257/SUB, where applicable, in respect to internal and external noise levels 
within the residential units, unless otherwise agreed in writing by the Local Planning 
Authority.   

 
Reason: In order to protect the occupiers of the dwellings from undue disturbance by 
noise from the primary school.  

 
INFORMATIVES 
 
1) This development is the subject of an Obligation under Section 106 of the Town and 

Country Planning Act 1990. 
 

2) Your attention is drawn to the Mid Kent Environmental Code of Development Practice, 
the terms of which should be met in carrying out the development. 

 
3) The applicant/developer should enter into a formal agreement with Southern Water to 

provide the necessary sewerage infrastructure required to service this development. 
The applicant/developer should contact Southern Water, Sparrowgrove House, 
Sparrowgrove, Otterbourne, Hampshire SO21 2SW (Tel: 0330 303 0119) or 
www.southernwater.co.uk in order to progress the required infrastructure. 

 
4) Occupation of the development is to be phased and implemented to align with the 

delivery by Southern Water of any sewerage network reinforcement required to ensure 
that adequate waste water network capacity is available to adequately drain the 
development.  
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5) The applicant is reminded that planning consent does not confer a right to disturb or 
divert any Public Right of Way at any time without the express permission of the 
Highway Authority, in this case Kent County Council's Public Rights of Way and 
Access Service. 

 
No furniture, fence, barrier or other structure may be erected on or across Public 
Rights of Way without the express consent of the Highway Authority.  There must be 
no disturbance of the surface of the Public Right of Way or obstruction of its use, either 
during or following any approved development without the express consent of the 
Highway Authority. No hedging or shrubs should be planted within 1 metre of the edge 
of the Public Right of Way. 
 
No Traffic Regulation Orders will be granted by KCC for works that will permanently 
obstruct the route unless a diversion order has been made and confirmed. If a 
Temporary Traffic Regulation Order is required, please note that this takes 6 weeks to 
process.  
 

6) In order to ensure that no tree related subsidence problems occur in the future, the 
foundations of the proposed development should be designed to take into account the 
existing trees and the growth to maturity of such trees that are planted as part of the 
landscape scheme or which may reasonably be expected to be planted by future 
owner/ occupiers of the site. 

 
7) The 150mm diameter gravity foul sewer requires a clearance of 3 metres on either 

side to protect it from construction works and allow for future access for maintenance. 
No development or tree planting shall be carried out within 3 metres of the external 
edge of the public gravity sewer without consent from Southern Water. No soakaways, 
swales, ponds, watercourses or any other surface water retaining or conveying 
features should be located within 5 metres of a public sewer. All existing infrastructure 
should be protected during the course of construction works.  

 
8) Due to changes in legislation that came into force on 1st October 2011 regarding the 

future ownership of sewers it is possible that a sewer now deemed to be public could 
be crossing the above property. Therefore, should any sewer be found during 
construction works, an investigation of the sewer will be required to ascertain its 
condition, the number of properties served, and potential means of access before any 
further works commence on site. The applicant is advised to discuss the matter further 
with Southern Water, Sparrowgrove House, Sparrowgrove, Otterbourne, Hampshire 
SO21 2SW (Tel: 0330 303 0119) or www.southernwater.co.uk  

 
(B) If the applicant fails to enter into such agreement by 28th January 2021, the 
Head of Planning Services shall be authorised to REFUSE PERMISSION for the 
following reasons (unless a later date be agreed by the Head of Planning Services):  
 

(1) The proposal fails to make provision for affordable housing and would therefore 
conflict with the National Planning Policy Framework 2019, National Planning 
Practice Guidance, Core Policies 1, 6 and 9 of the Tunbridge Wells Borough Core 
Strategy 2010 and the Council’s Affordable Housing Supplementary Planning 
Document. 

 
(2) The proposal fails to make provision for adult/youth recreation open space and 

children’s play space, including works to improve the public rights of way network 
and paths at the nearby recreation ground. The works would therefore fail to comply 
with the National Planning Policy Framework 0219, National Planning Practice 
Guidance, Core Policies 1 and 8 of the Tunbridge Wells Borough Core Strategy 

http://www.southernwater.co.uk/
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2010, Policy R2 of the Tunbridge Wells Borough Local Plan 2006 and the Council’s 
Recreation Open Space Supplementary Planning Document. 
 

(3) The proposal fails to make provision for community services/facilities, such as 
secondary schools, community learning/social care/libraries, youth services, 
healthcare and waste and would therefore fail to comply with the National Planning 
Policy Framework 2019, National Planning Practice Guidance, Core Policies 1 and 8 
of the Tunbridge Wells Borough Core Strategy 2010 and Policy CS4 of the Tunbridge 
Wells Borough Local Plan 2006. 
 

(4) The proposal fails to make an adequate contribution towards measures to address 
the highway and sustainable transport needs of the development and would therefore 
conflict with the National Planning Policy Framework 2019, National Planning 
Practice Guidance; Policy Core Policy 1 of the Tunbridge Wells Borough Core 
Strategy 2010; and Policy TP4 of the Tunbridge Wells Borough Local Plan 2006. 

 
Case Officer: Antonia James 
 
NB For full details of all papers submitted with this application please refer to the relevant 
 Public Access pages on the council’s website. 
 The conditions set out in the report may be subject to such reasonable change as is 
 necessary to ensure accuracy and enforceability. 


