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REPORT SUMMARY

REFERENCE NO - 22/01866/FULL

APPLICATION PROPOSAL

Construction of a 3G Artificial Grass Pitch; erection of a storage building; construction of a
cricket pavilion; provision of 76 additional car parking spaces; change of use of agricultural land
to a cricket pitch and outfield under recreational use (Use Class F.2(c); and retrospective
erection of a decking area and pergola.

ADDRESS St Marks Recreation Ground Frant Road Royal Tunbridge Wells Kent TN2 5LS

RECOMMENDATION GRANT planning permission subject to conditions (see section 11.0 of
report for full recommendation).

SUMMARY OF REASONS FOR RECOMMENDATION

- There is no objection to the principle of the proposed development.

- The development would provide significant improvements to the sporting facilities at the
grounds.

- The development would bring about significant community benefits.

- The proposal would not have a detrimental impact upon highway safety and would seek
to alleviate an existing parking issue during peak times.

- The proposal would have a limited landscape impact that would be outweighed by the
benefits of the proposal.

- The proposal would not have an unacceptable impact upon residential amenity.

- The proposal would not have an unacceptable tree or ecology impact.

- The development would not have a detrimental impact upon nearby heritage assets.

- The proposal would not have a detrimental impact upon drainage and floor risk in the
area.

- There are no other material considerations which would warrant refusal of planning
permission.

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/unilateral
undertaking): N/A

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: N/A
Estimated annual council tax benefit total: N/A

Estimated annual business rates benefits for Borough: N/A

REASON FOR REFERRAL TO COMMITTEE

Called in by Councillor Hickey for the following reasons:

Material planning considerations: Referred for further consideration due to the impact of the
development upon the residential amenity of surrounding properties and highway safety
implications.

Reason that warrants discussion at Committee: Important that the determination of the
application be undertaken by Committee given the particular nature of the site and proposed
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development.
AND

Tunbridge Wells Borough Council own part of the application site.

WARD Pantiles & St Marks

PARISH/TOWN COUNCIL

APPLICANT Paul Bains
N/A AGENT Mr Paul Carnell

DECISION DUE DATE

18/10/22

PUBLICITY EXPIRY DATE
02/03/23

OFFICER SITE VISIT DATE
05/08/22

RELEVANT PLANNING HISTORY

App No.

Proposal

Decision

Date

22/02272/ADJ

Adjoining Authority Consultation:
Construction of a 3g artificial grass pitch;
erection of a storage building; construction
of a cricket pavilion; provision of 76
additional car parking spaces; change of
use of agricultural land to a cricket pitch
and outfield under recreational use (use
class f.2(c); and retrospective erection of a
decking area and pergola.

Pending
Consideration

21/03282/FULL

Construction of a 3G Artificial Grass Pitch;
erection of a storage building; construction
of a cricket pavilion; provision of 76
additional car parking spaces; change of
use of agricultural land to a cricket pitch
and outfield under recreational use (Use
Class F.2(c); and retrospective erection of
a decking area and pergola.

Withdrawn

27/05/22

21/03960/ADJ

Adjoining Authority Consultation:

Proposed construction of a 3G artificial
grass pitch (agp) (use class F.2(c)),
provision of 76 no. additional parking
spaces, erection of a storage building and
cricket pavilion, change of use of
agricultural land to recreational use (use
class F.2(c)), and retrospective consent for
erection of a decking area and pergola
(WD/2021/2544/MAJ)

Withdrawn

27/05/22

09/00720/FUL

New two storey extension and
refurbishment of existing clubhouse

Approved

15/05/09

07/03501/ADJ

Article 10 Consultation - Retention of
container for storage purposes

No Objection

12/10/07

03/00468/ADJ

Proposed installation of one antennae,
four dish antennae plus a new equipment
cabinet at the base of the existing 30
metre mast.

No Objection

12/03/03

02/01357/ADJ

Article 10 Consultation - Secure container
for storing machinery for the maintenance

No Objection

04/07/02
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of the playing fields, size 2m wide x 5m
long (approx) - (retrospective - application)
02/00727/FUL Upgrading of existing training lights and Approved 05/11/02
relocation
97/01402/FUL Additional 40 No car parking spaces Approved 06/11/97
84/01497/FUL Retrospective - Change of use of land Approved 04/03/85
from agricultural to sports field
80/00068/FUL Club house & changing facilities for Approved 30/04/80
multi-purpose sports hall
77/00749 Section 53 Determination - Clubhouse. Planning 03/10/77
Permission
Not Required
75/00015 Extension to pavilion to provide committee | Approved 01/04/75
room, ladies cloakroom, entrance hall and
storage area.
RELEVANT PLANNING HISTORY of adjoining/surrounding sites.
Forest Road (to the north of the application site)
21/00134/FULL (239 | Variation of Condition 2 (Approved Plans) | Approved 26/05/21
Forest Road) of Planning Permission 17/02173/FULL -
Approved crown roof is to be sunken down
by 1.5m forming a mono-pitch to screen
the new roof terrace; addition of two spiral
staircases to the second floor; additional
privacy screens to be installed to Flat 8's
roof terrace; additional roof-lights
proposed
20/03209/FULL (239 | Variation of Condition 2 (Approved Plans) | Approved 26/05/21
Forest Road) of 17/02173/FULL - Alterations to the
appearance of the building and layout of
the entrance and basement.
20/00162/FULL Demolition of existing property and Refused 27/03/20
(Laurel House, 241 | erection of 9no. residential apartments
Forest Road) within one building, including associated
access, parking, refuse and private
amenity space.
19/01357/DEMREQ | Prior Notification for Demolition of Prior Approval | 26/06/19
(Laurel House, 241 | Buildings - Existing property and garage Granted
Forest Road)
19/01067/DEMREQ | Demolition prior notification: demolition of | Refused 15/05/19
(Laurel House, 241 | existing property & garage
Forest Road)
19/00644/FULL (241 | Demolition of existing dwelling and the Refused 09/07/19

Forest Road)

erection of 9 residential units within a
single apartment block along with
associated amenity space, landscaping,
vehicle parking and other associated
development.
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17/02173/FULL (239 | Residential redevelopment consisting of Approved 04/05/18
Forest Road) demolition of existing dwelling and
construction of 9 apartments with
associated underground parking, access
improvements, private amenity space and
landscaping.
16/06387/FULL (239 | Residential development consisting of 6 Refused 28/04/17
Forest Road) No. apartments and 3 No. detached
houses with associated access and
parking
04/02059/FUL (Land at) construction of eight dwellings Approved 12/11/04
(213-229 Forest and access
Road)
Frant Road (To the west of the application site)
21/01773/NMAMD Non Material Amendment in Relation to Approved 03/12/21
(Barnetts, 68 Frant 17/01608/FULL - Addition of one roof light
Road) to the front elevation of plot 25;
Replacement of one first floor window to
an inset balcony on the front elevation of
plot 25; Changes to the spacing of three
approved Rooflights on the rear elevation
of plot 25; Addition of a pier to the ground
floor on the front elevation of plot 25
17/01608/FULL Redevelopment of a former care home site | Approved 26/06/19
(Barnetts, 68 Frant | to provide residential scheme of 26
Road) dwellings comprising three-storey
apartment block containing twelve
apartments, three two-storey terraced
blocks providing twelve houses, one flat
over carport spaces and one two-storey
detached lodge
St Marks Transmitting Station (to the west of the application site)
17/02431/ADJ Consultation with Adjoining Authority - No Objection 10/05/19
Proposed telecommunications installation
upgrade and associated works
17/01716/TNOT56 Telecommunications Notification - Prior Approval | 13/07/17
Upgrade telecommunication equipment Granted
(including cabling & generator unit)
17/01041/TNOT56 Telecommunication Notification - Prior Approval | 19/05/17
Installation of back-up power generator Granted
81/00727/FUL An unattended TV relay station with 25m Approved 08/01/82
aerial and equipment cubicle
Copperfields (to the north east of the site)
18/02063/FULL (7 Proposed conversion of garage to utility Approved 29/08/18

Copperfields)

and play room; extension to provide link
between kitchen and conservatory;
replacement of two garage doors with new
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windows and door with the addition of new
windows to the rear of the garage

16/504424/FULL (6
Copperfields)

Loft conversion with new front and rear
dormers, hip to gable extension and single
storey side extension

Approved

13/07/16

Dukes Drive (to the north east of the site)

21/00368/FULL (16
Dukes Drive)

Single storey extension with mono-pitched
roof and four skylights.

Approved

26/03/21

19/00808/FULL

Variation/removal of Condition 1 of
14/503098/REM: amend Condition 1 to list
all of the previously approved plans, rather
than only the revised plans approved
under 14/503098/REM. Amendments to
landscaping.

Approved

20/06/19

17/03065/FULL (17
Dukes Drive)

Erection of a shed.

Refused
(Appeal
Allowed)

21/11/17
(09/05/18

)

16/502658/MOD106

Application for the modification of planning
obligation to application TW/13/00070 to
modify the S106 Agreement.

Withdrawn

16/06/16

15/508989/NMAMD
(1-45 Dukes Drive)

Non Material Amendment for the insertion
of 1 extra parking space between plot 39
and 40 for the use of plot 40 of planning
permission 13/03301/REM

Approved

01/12/15

15/506305/NMAMD
(1-45 Dukes Drive)

Non Material Amendment - Change of
colour used on plots 17 and 19; Extend
the use of tile hanging and timber boarding
across width of the first floor and
introduction of this detailing to plots 16 and
21. Original application reference:
13/03301/REM.

Approved

14/08/15

14/503098/REM

Minor Material amendment to reserved
matters approval (13/03301/REM) for
layout, scale, appearance and landscaping
pursuant to outline planning permission
TW/13/00070/0OUTMJ for the construction
of 45 dwellings and associated works on
land to the South West of Bayham Road at
OS plot 6447 Adjacent Dormers 12
Bayham Road Tunbridge Wells Kent:
Minor changes to elevations.

Approved

19/12/14

14/503101/FULL

Substitution of Plot 17 as approved under
reference 13/03301/REM.

Approved

10/11/14

13/03301/REM

Reserved Matters Approval for Layout,
Scale, Appearance and Landscaping
pursuant to Outline Planning Permission
TW/13/00070/OUTMJ for the construction

Approved

26/02/14
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of 45 dwellings and associated works on
Land to the South West of Bayham Road

13/00070/0UT

Outline (Access not reserved) - Erection of
up to 45 dwellings including associated
access and parking, utilities and service
infrastructure, amenity space, open space
and landscaping

Approved

15/04/13

12/01781/0UTMJ

Outline (Access not reserved) - Erection of
up to 45 dwellings including associated
access and parking, utilities and service
infrastructure, amenity space, open space
and landscaping

Refused

18/09/12

11/01513/0UTMJ

Outline (all matters reserved) - Erection of
45 dwellings including associated access
and parking, utilities and service,
infrastructure, amenity space, open space
and landscaping

Refused

22/11/11

Wealden District Council

WD/2022/8011/AA

Construction of a 3¢ artificial grass pitch;
erection of a storage building; construction
of a cricket pavilion; provision of 76
additional car parking spaces; change of
use of agricultural land to a cricket pitch
and outfield under recreational use (use
class f.2(c); and retrospective erection of a
decking area and pergola.

Pending
Consideration

WD/2021/2544/MAJ

Proposed construction of a 3g artificial
grass pitch (agp) (use Class f.2(c)),
provision of 76 no. Additional parking
spaces, erection of a storage building and
cricket pavilion, change of use of
agricultural land to recreational use (use
class f.2(c)) and retrospective erection of a
decking area and pergola.

Withdrawn

25/05/22

* The above history only includes the most recent applications for adjoining sites and those which are
considered most relevant to this application.

MAIN REPORT

1.0 DESCRIPTION OF SITE
1.01 The application site relates to St Marks Recreation Ground and an agricultural parcel
of land located to the west of Frant Road in the Pantiles & St Marks Ward of the

Borough. The site is approximately 10.3ha in size and formed of playing fields

(comprising a clubhouse, sports pitches, parking areas and storage
buildings/structures) and an agricultural parcel of land located to the south of the

playing fields. The recreation ground is home to Tunbridge Wells Rugby Club

(TWRFC) and Tunbridge Wells Borderers Cricket Club (TWBCC). The site is situated

to the south of Tunbridge Wells where the borough boundary runs across the
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1.02

1.03

1.04

1.05

1.06

1.07

application site (in an east to west direction) and recreation ground. The most
northern third/part of the application site falls within the borough of Tunbridge Wells,
whilst the remaining and more southern parts of the application site fall within the
Wealden District.

The site has two vehicular access points from Frant Road, one of which is located in
the northwest corner of the site which leads to a tarmacked parking area and the
main clubhouse, and the other (located further to the south along the sites west
boundary) which leads to the main, gravel surfaced, parking area at the site. The
existing parking area is located directly to the west and south-west of the existing
clubhouse. The parking area presently provides 55 parking spaces. A transmission
aerial (which falls outside of the application site) is located immediately to the south
of the existing parking area.

The clubhouse is located towards the north-west of the site and adjacent to the site’s
northern boundary. It is a two storey, brick built, structure which fronts towards the
south-east and comprises changing and WC facilities, physiotherapy room, gym, cafe
and storage space at ground floor level and a bar, kitchen, club room and WC
facilities at first floor level. An unlawful raised decking area and pergola (subject to
this application) are set directly to the south of the clubhouse and accessible from the
ground floor level.

The recreation ground consists of: both rugby and cricket pitches. The following
playing pitches are presently provided at the site:

¢ 3no. full sized rugby pitches;

e 1no. youth sized rugby pitches;

e 1no. rugby training pitch; and

e 2no. cricket pitches and outfields.

The playing fields are arranged with one full sized and one youth rugby pitch located
within the northern part of the site together with the training pitch. Four floodlights are
located around the training pitch. A further two full-sized and youth rugby pitches are
located in the southern part of the site. The club are also understood to play some
youth games on full sized pitches (depending on the age groups) and training
generally takes place on a half of a full sized pitch for younger age groups (eg under
8s on one side, under 9s on the other). One cricket square and outfield is situated
within the northern part of the site, and another to the south. The rugby pitches all
generally form part of the cricket outfields.

The rugby pitches are used by TWRFC during the rugby season, which generally
spans the Autumn and Winter months. The cricket pitches and outfields are used by
TWBCC during the cricket season over the Spring and Summer months. The playing
fields are understood to be used by the senior teams on Saturdays during the rugby
season for matches and by the junior and ladies’ sections on Sundays. Rugby
training is understood to occur three times weekly between 7pm to 10pm. The
existing floodlights that serve the rugby training pitch are regularly used during these
hours. The clubhouse is open for rugby training and at the weekends. The two cricket
squares and outfields are used by TWBCC during the cricket season generally for
matches at weekends and training during the week. The clubhouse is also used by
TWBCC.

Two storage containers are located along the eastern boundary of the site, adjacent
to the training pitch. These are understood to be used for the storage of rugby and
cricket equipment and paraphernalia.
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1.08

1.09

1.10

1.11

1.12

2.0

2.01

2.02

The parcel of agricultural land, located to the south of the playing fields, is accessible
via a field gate located along the northern boundary shared with the playing fields.
This parcel of land is currently devoid of built form. At the time of visiting the site the
land did not to appear to be actively farmed.

The application site being a recreation ground and agricultural land is predominantly
grass surfaced, other than the areas of hardstanding forming the parking areas and
immediate areas around the clubhouse. The land level generally slopes notably
downwards towards the south. However, the site is effectively based over two levels
with there being a notable drop between the land level of the northern section of the
playing fields (hosting one of the cricket pitches and primary adult rugby pitch) and
the south of the site (hosting the second cricket pitch and additional rugby pitches.
The boundaries of the site are predominantly marked by established trees, hedging
and planting.

The site is considered to be within a semi-rural setting. The application site is
surrounded and abutted by built form to the north (Forest Road), north-west (Frant
Road) and north-east (Copperfields and Dukes Drive), in the form of housing and
housing developments and predominantly undeveloped agricultural land to the
immediate south, east and west of the site (barring a small number of properties and
commercial units within the immediate vicinity).

For clarity the following elements, previously discussed above, fall within the
Tunbridge Wells Borough: The clubhouse, the vehicle access points from Frant
Road, the existing parking areas, the upper cricket square and part of the outfield,
part of the primary adult (1t XV) rugby pitch, part of the training pitch and a youth
pitch. The remaining elements are within the south of the grounds and within the
Wealden area of the application site, which is largely devoid of any built form, but
generally set on a lower land level.

The site is located outside of the limits to built development (LBD) where the LBD
boundary runs along the north boundary of the site. The site falls within an Area of
Archaeological Potential, adjacent to the Tunbridge Wells Conservation Area (located
to the north-west) and in close proximity to a Grade 1l listed building (part of 247
Forest Road, situated approximately 45m to the north-west). The part of the site that
lies within the Wealden District administrative area is within the High Weald Area of
Outstanding Natural Beauty (AONB).

PROPOSAL

The application seeks permission for the construction of a 3G artificial grass pitch,
the erection of a storage building, the provision of 76 additional car parking spaces,
the construction of a cricket pavilion, the change of use of agricultural land and
creation of a cricket pitch and outfield and retrospective permission for erection of a
decking area and pergola adjacent to the main clubhouse.

3G Artificial Grass/All-Weather Pitch

The 3G pitch is proposed to be located in the northern part of the site, to the south
east of the clubhouse and to the immediate east of the existing 15 XV pitch (which is
to be retained as existing). It is proposed to be rectangular in shape and comprise a
standard full sized rugby pitch. An outer perimeter is proposed, which is shown to
comprise the same artificial material along with the opportunity of advertisement and
sponsorship hoarding to be set around the outside of the artificial pitch.
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2.03

2.04

2.05

2.06

2.07

2.08

2.09

2.10

211

The proposed addition of the 3G pitch to the grounds in this location, would result in
the loss of the upper cricket square/pitch and outfield. The proposed development
does however include the creation of an additional cricket pitch and outfield to offset
this, which is discussed in greater detail later on in this section of the report.

The pitch is proposed to be served by eight external floodlights, with four on each
side of the pitch. The floodlights are proposed to measure 15m in height and would
replace the four existing floodlights which serve the current rugby training pitch. The
3G pitch is proposed to be bounded by 3m tall mesh fencing and includes team
shelters within the fencing to the east of the 3G pitch.

It is indicated that the proposed all-weather pitch would be used for rugby matches
(all age groups) and training during the season (particularly during adverse and wet
weather conditions), for preseason training during the summer months, for cricket
training and by other sports/community groups including primary and secondary
schools who will have the opportunity to use the facility during the week throughout
the year.

Storage Building

A single, flat roofed, storey storage building is proposed towards the north boundary
of the site, to the north of the proposed 3G pitch and to the east of the main
clubhouse.

The storage building is proposed to be rectangular in shape and sub-divided into two
sections. The western section is proposed to comprise a kit and equipment storage
space/area, which is accessible from both the west and south facing elevation. The
eastern part is proposed to comprise a maintenance/machinery store, which is
accessible from the south facing elevation. The building is also proposed to have a
viewing/seating area on the roof, which is accessible via an external staircase.

The storage building is proposed to replace two existing storage containers located
within the eastern part of the site. A porous resin gravel system/area is proposed to
infill the space to the front of the clubhouse, to the north of the 15t XV pitch and the
proposed storage building. An informal tractor/ambulance route is shown to run to the
south of the proposed storage building towards the pitches located in the east of the
site and recreation grounds.

Additional Car Parking

The proposal seeks to provide an additional 76 car parking spaces at the site. The
proposal is to extend the existing main parking area, located adjacent to the site’s
west boundary and towards the north west corner of the grounds,
continuing/extending the parking area further to the south, whilst still running along
the site’s west boundary. A vehicle turning point is proposed to be provided within the
southern part of the proposed extended car park, in close proximity to the rear
elevation of the proposed cricket pavilion. The parking area is proposed to be
surfaced with a porous reinforced meshing surface (grass grid).

The proposal does not seek to alter the existing access arrangements to the site.

Cricket Pavilion

A cricket pavilion is proposed to be erected in the south of the site, towards the south
west corner of the existing recreation grounds. The pavilion is proposed to be a
single storey structure with a pitched roof former, which fronts towards the north east
and an existing southern cricket pitch and outfield (to be retained). It is proposed to
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2.12

2.13

2.14

2.15

2.16

2.17

2.18

3.0

be a timber structure. The cricket club would also retain the use of the main
clubhouse at the site.

Internally the pavilion is proposed to split into two sections. The southern half of the
building is to comprise a club room (including a bar), plant room, accessible Wc and
shower kitchen & servery, toilet, cleaners/storage cupboard and officials changing
space. The northern part is proposed to comprise two changing rooms both of which
have a toilet and en-suite shower room (comprising 4 cubicles in each).

New Cricket Pitch and Oultfield

The proposed development includes the creation of a new cricket pitch within the
agricultural land to the immediate south of the existing recreation grounds. This is to
offset the loss of the cricket pitch in the north of the site, to accommodate the
proposed 3G pitch and to maintain the existing cricket provision on the site. Cut and
Fill earthworks are necessary to accommodate the appropriate gradients and to
improve soil conditions.

To the north west of the proposed cricket pitch and outfield a single storey, timber
framed and largely open, field shelter is proposed, which includes a small enclosed
equipment store.

Decking and Pergola

Retrospective permission is sought for the erection of decking and a pergola. The
decking is accessible from and located to the immediate south east of the main
clubhouse. The decking extends the width of the clubhouse and includes a small
pergola structure. The boundary of the decking is marked with fencing around 1m in
height.

Wealden District Council

It is noted that the application has also been submitted to Wealden District Council;
due to the borough boundaries and that the application site falls within both
boroughs.

The proposed elements of the scheme which fall within the TWBC Borough are the
retrospective decking and pergola adjacent to the main club house, the proposed
storage building and the more northern parts of the proposed 3G/all-weather pitch.

The remaining elements proposed including the southern parts of the proposed
3G/all-weather pitch, the proposed cricket pitch, outfield and pavilion and the
additional car parking fall within Wealden.

SUMMARY INFORMATION
3G Artificial Grass Pitch

Proposed
Max width 78.5m
Max depth 139.6m

Storage Building

Proposed
Max height 4.2m
Max width 16.2m
Max depth 9.7m
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4.0

5.0

Car Parking
Existing | Proposed | Change (+/-)
Car parking spaces (inc. disabled) | 55 131 +76
Cricket Pavilion
Proposed
Max height 4.9m
Max width 17.6m
Max depth 7.6m
New Cricket Pitch and Ouitfield
Existing Proposed
Site Area Circa 1.8ha Circa 1.8ha
Land use Agricultural Cricket pitch and outfield
Field Shelter
Proposed
Max height 3.5m
Max width 8.2m
Max depth 3.8m

Decking and Pergola (Retrospective)

Proposed
Max height 3.5m (Pergola)
Max width 28.0m
Max depth 5.3m

*The above measurements are approximate and have been calculated from measuring the
submitted plans via the Council’s online measuring tool.

PLANNING CONSTRAINTS

e Agricultural Land Classification Grade 3

e Area of Special Advert Control

e Ashdown Forest 15 Km Habitat Regulation Assessment Zone

e Ashdown Forest Within 9-10km Zone Of Influence For Ashdown Forest SAC/SPA

o Grade Il listed building (part of 247 Forest Road) — to the north west of the site.

¢ High Weald Area of Outstanding Natural Beauty (AONB) — southern part of the
site within the Wealden District only.

e Important Landscape Approach (Frant Road) — to the immediate west of the site.

e Outside the limits to built development (LBD)

¢ Medium Gas Pipeline 25m Buffer — parts of the site adjacent to the site’s west
boundary.

Potential Contaminated Land 50m Buffer — north west part of the site.
o Tunbridge Wells Conservation Area — to the immediate north west of the site.
Recreation Open Space

POLICY AND OTHER CONSIDERATIONS
National Planning Policy Framework (NPPF) 2021
National Planning Practice Guidance (NPPG)

Tunbridge Wells Borough Core Strategy 2010
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Core Policy 1: Delivery of development

Core Policy 3: Transport infrastructure

Core Policy 4: Environment

Core Policy 5: Sustainable design and construction

Core Policy 8: Retall, Leisure and Community Facilities Provision
Core Policy 9: Development in Royal Tunbridge Wells

Tunbridge Wells Borough Local Plan 2006

Policy LBD1: Development outside the Limits to Built Development

Policy EN1: Development control criteria

Policy EN5: Development within, or affecting the character of, a Conservation Area
Policy EN8: Outdoor Lighting

Policy EN10: Archaeological Sites

Policy EN13: Tree and Woodland Protection

Policy EN18: Flood Risk

Policy EN23: Important Landscape Approaches

Policy EN25: Development control criteria for all development proposals affecting the
rural landscape

Policy TP4: Access to the road network

Policy TP5: Vehicle parking standards

Policy TP9: Cycle Parking

Supplementary Planning Documents (SPD):

Tunbridge Wells Borough Landscape Character Assessment
Royal Tunbridge Wells and Rusthall Conservation Area Appraisal
Recreation Open Space SPD

Renewable Energy SPD

Noise & Vibration SPD

Playing Pitch Strategy 2017-2033

Kent Design Guide

AONB Management Plan

Tunbridge Wells Borough Submission Local Plan 2020-2038
Policy STR1: The Development Strategy

Policy STR2: Place Shaping and Design

Policy STR5: Infrastructure and Connectivity

Policy STR6: Transport and Parking

Policy STR7: Climate Change

Policy STR8: Conserving and Enhancing the Natural, Built, and Historic Environment
Policy STR/RTW1: The Strategy for Royal Tunbridge Wells
Policy EN1: Sustainable Design

Policy EN2: Sustainable Design Standards

Policy EN3: Climate Change Mitigation and Adaptation
Policy EN4: Historic Environment

Policy EN8: Outdoor Lighting and Dark Skies

Policy EN9: Biodiversity Net Gain

Policy EN12: Trees, Woodland, Hedges, and Development
Policy EN14: Green, Grey, and Blue Infrastructure

Policy EN18: Rural Landscape

Policy EN20: Agricultural Land

Policy EN21: Air Quality

Policy EN23: Biomass Technology

Policy EN24: Water Supply, Quality, and Conservation
Policy EN25: Flood Risk

Policy EN26: Sustainable Drainage
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6.0
6.01

6.02

6.03

Policy EN27: Noise

Policy EN28: Land Contamination

Policy TP1: Transport Assessments, Travel Plans, and Mitigation
Policy TP3: Parking Standards

LOCAL REPRESENTATIONS

Twelve site notices were displayed around the site on 05/08/22 and 27/02/23
notifying surrounding neighbours and local residents of the application and
subsequent amendments. The application was also advertised in the local press on
the 05/08/22.

62 letters of objection have been received on the application raising the following,
summarised, concerns:

Significant intensification and use of the grounds.

Dramatic increase in vehicle movements to and from the site.

Increased noise levels.

Harmful highway safety impact.

Parking is already a major issue in the area and surrounding roads are already
beyond capacity (particularly during peak times).

Insufficient parking proposed to support increased activity.

The proposal fails to meet parking standards and guidance.

Additional parking pressure and congestion within surrounding roads.
Increased and excessive light pollution.

Harmful and detrimental impact upon AONB.

Missing documents and plans fail to show relationship with neighbouring
properties.

No consideration for coach parking.

Harmful impact upon wildlife.

Harmful impact upon and loss of dark skies.

Contrary to the AONB Management Plan

Visually intrusive.

Inadequate access arrangements.

Increased air pollution.

Insufficient turning facilities.

Detrimental impact upon residential amenity.

Increased flood risk in the locality.

Carcinogenic properties/rubber from the 3G pitch pollute water sources and are
environmentally unfriendly.

Supporters of the application do not reside near to the site.

Conditions to restrict usage should be applied.

Existing boundary trees and hedging should be protected.

Loss of agricultural land.

Concerns in regard to emergency vehicle access.

Light pollution details fail to adequately assess impact upon nearby properties.
Proposed flood lights are of an excessive height.

Parking restrictions are required within the surrounding roads.

Contrary to local and national policy.

Contrary to TWBC Submission Local Plan policies.

Store building should be screened from Forest Road residents.

60 letters of support have also been received upon the application.

Facilities at the ground and club are in need of improvement and modernising.
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o TWRFC are faced with periods of time where the pitches are not usable due to
waterlogging (clay based ground).

e Planning process has seen a full engagement by the club though public exhibition
with neighbours and all statutory consultees, including Sport England, as a result
of which the club has made various changes to the application in order to
address issues and concerns raised.

¢ Increased on-site parking provision would assist to alleviating pressure on local
streets and reduce inconvenience to local residents.

e Modernising facilities would allow season round use of St Marks especially when
pitches are waterlogged.

e The provision of a modern 3G facility, use of which can be shared with
community groups and schools benefitting the wider local population.

e Continue to provide opportunities to the clubs growing membership to play rugby.

e Continued provision for and improved facilities for cricket on the site with a
‘cricket hub' being created to the south of the site.

e The proposals include substantially more parking than the club currently benefits
from.

e Peak time use will not be any more intensive than currently, thus parking
pressures will be dissipated by the proposed development.

e There will be more than double the required parking for occasions when the new
artificial pitch is in use in isolation.

Additional a letter of support has been received from the MP for Tunbridge Wells,
Greg Clark. The letter comments that the club facilities need to be improved to
accommodate growth and to ensure that the club can continue to provide sport in a
safe and well-maintained environment which does not impact on neighbouring
residents. The letter also highlights the ground conditions which currently mean that
the club experiences time periods of where the pitches are waterlogged and not
playable. The letter summarises that the application will significantly improve the
facilities and provision not just for rugby but also for cricket and that they fully support
this application.

CONSULTATIONS

Environment Agency

(27/07/22) Have assessed this application as having a low environmental risk.
Therefore, have no comments to make.

Sport England
(09/03/23) Thank you for reconsulting Sport England on this planning application.

This response is made to the additional information submitted by the applicant to
address our maintained objection dated 11/1/2023, on 7th February 2023 and
supplemented by further amended drawings for the proposed cricket pavilion
(floorplan and elevations) and extended parking plan on 3rd March.

For the avoidance of doubt, Sport England can confirm that Sport England is able to
withdraw its objection to the application.

The withdrawal of our objection is also subject to conditions being attached to any
planning permission granted.

Sport England is able to agree to some flexibility in terms of the phasing of the
development as requested by the applicant, due to our recognition that although
essential to making the proposal acceptable overall, that the new cricket pavilion and
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‘Moxon’ shelter represent additional facilities beyond those that are currently and will
remain available on the site.

7.07 (14/11/22) Further to our visit to the application site on 12th October please find
Sport England’s further observations.

7.08 The site visit was very useful in terms of being able to understand current pitch
arrangements and the relationship between facilities. It was unfortunate however that
we were unable to look inside the existing clubhouse specifically to view the
changing rooms and other ancillary facilities available during cricket matches.

7.09 Current situation - The current set up of the site is as follows: The cricket club
currently has two senior men’s teams that play at home alternate weekends during
the season. It is understood that the club uses the site on a ‘pay and play’ basis. As it
hasn’t been using both pitches on a regular basis, the second (Sussex) pitch has
also been let out to other local teams on occasions. The first cricket (Kent) pitch is
sited immediately adjacent to the clubhouse. The Cricket club has access to the
clubhouse for change and ancillary accommodation during matches on both pitches
and also, for social use at other times.

7.10 Although not able to see them, it understood from a previous application (TWBC ref:
09/00720/FUL) and from the RFU that part funded the clubhouse facilities, that
accommodation in the clubhouse includes: 6 RFU compliant team changing rooms of
4x 29sgm and 2 x 41sgm, an officials change room and WC, store areas and men’s
and women’s toilets on the first floor that are available for use by non-players /
visitors.

7.11 The Kent pitch is orientated north / south and has 10 wickets. It was assessed as
being of good quality in the Tunbridge Wells Playing Pitch Strategy 2017. The ECB
advises that is has a reputation of being of good, possibly outstanding, quality.

7.12 The square of the Sussex pitch is located approximately 250m from the clubhouse.
Players are able to drive down close to pitch to change ‘out of the boot’, use the
clubhouse toilets during matches and the change and social facilities after matches.
Although not ideal, players and spectators are able to shelter in their vehicles during
inclement weather.

7.13 Sport England Policy Requirements - It is important to bear in mind that national
guidance in the NPPF and Sport England’s playing field policy seeks to protect land
and building in sport and recreation use. The lack of current use of the Sussex pitch
by the club does not reduce the need to protect (or adequately replace the principal
Kent pitch) in accordance with exception 4 of Sport England’s policy to maintain or
improve the existing capacity of the site for cricket.

7.14 Exception 4 of Sport England’s policy requires that, ‘the area of playing field to be
lost as a result of the proposed development will be replaced, prior to the
commencement of development, by a new area of playing field:

Of equivalent or better quality, and,

Of equivalent or better quantity. And

In a suitable location. And

Subject to equivalent or better accessibility and management arrangements
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For the avoidance of doubt, the area of playing field includes any ancillary facilities
on it.

Under the proposals to replace the Kent pitch with a new pitch on the ‘Moxon’
agricultural field, the existing Sussex pitch would become the principal pitch related
to the proposed cricket pavilion.

The proposed cricket pavilion directly serving the existing Sussex pitch is required to
meet exception 4. It therefore needs to provide equivalent or better accommodation
than the clubhouse currently serving the Kent pitch. It also needs to provide sufficient
match facilities to serve concurrent use of the second pitch, as although the
clubhouse would remain available for after match change and social activities, for
match purposes, the existing relationship between the cricket pitches and the
clubhouse is severed by the application proposal.

The pavilion as proposed comprises two team changing rooms with shower areas
(no detail) but no WCs, reception area and tea point, two WCs and one accessible
WC accessed directly from the reception area.

Pavilion Requirements - The following is considered the minimum provision
necessary within the proposed pavilion to meet E4.

e 2 changing rooms that meet ECB TS5 standard or the meet the space provided
in the existing changing rooms used in connection with the Kent pitch.

¢ Continued access to the changing rooms in the clubhouse for the second pitch.
At least one WC is required in each changing room together with at least three
individual shower cubicles (for safeguarding and inclusion) each of minimum
2x1m>.

¢ Additional toilets that are easily accessible for use by teams playing on the
second pitch. The existing clubhouse toilets are located too far away at 500m
plus and the facilities shown in the proposed pavilion currently are insufficient to
serve four teams, related officials and spectators. The shown facilities are not
appropriate for safeguarding and inclusion.

o Officials changing, plant and storerooms to an agreed specification within the
pavilion are essential.

e A players shelter to serve the new pitch is essential, preferably adjacent to it.
While concerns about the impact of a shelter on the landscape are recognised, it
does not have to be prominent either in terms of siting or design. The alternative
in order to maintain equivalence with the existing situation would be to enable
individual player vehicles to drive onto the Moxon Field.

e The costs of providing an exception 4 compliant pavilion should be assumed to
be part of the main project and not passed on to, or made the responsibility of the
cricket club.

Moxon Pitch Requirements - To accord with exception 4, the construction of the new
cricket pitch must:

¢ Be completed and made available for use, alongside the new pavilion and other
facilities referred to above prior to the loss of the existing Kent pitch. Construction
of a new pitch typically takes 18-24 months before a new square can be used.

e Have a minimum of 10 wickets and be orientated north-south.
Be specified and supervised by a suitable fine turf consultant. (The ECB has
previously provided the applicant’s agent with contact details for those which it
recognises).
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e The specification must address the detailed issues identified in the feasibility
study, including;

o Land Drainage Flow Rates (drainage design and ditch maintenance).
Topography (to conform with Sport England guidelines).
Soil sampling and performance drainage characteristic of the soil types.
Soil nutritional status.
Agronomic conditions (“development site is pasture and has previously
been stone buried... Earthworks will require reinstatement of vegetative
cover and the introduction of more modern, better performing varieties of
sports turf.

(@)
O
O
O

Conclusion - In light of the above, Sport England maintains its objection to the
application pending a satisfactory proposal for the cricket pavilion being made as
currently it is not considered to accord with any of the exceptions to Sport England’s
Playing Fields Policy or with Paragraph 99 of the NPPF.

Subject to the pavilion matter being satisfactorily resolved, Sport England would then
be able to withdraw its objection, subject to appropriate conditions being attached to
any grant of planning permission to secure the provision of the pavilion and
replacement cricket pitch to an equivalent or better quality and quantity, prior to the
loss of the Kent pitch.

As previously advised, should the local planning authority be minded to grant
planning permission for the proposal, contrary to Sport England’s objection then in
accordance with The Town and Country Planning (Consultation) (England) Direction
2021, the application should be referred to the Secretary of State, via the Planning
Casework Unit.

If this application is to be presented to a Planning Committee, we would like to be
notified in advance of the publication of any committee agendas, report(s) and
committee date(s).

(24/08/22) Statutory Role and Policy - It is understood that the proposal prejudices
the use, or leads to the loss of use, of land being used as a playing field or has been
used as a playing field in the last five years, as defined in the Town and Country
Planning (Development Management Procedure) (England) Order 2015 (Statutory
Instrument 2015 No. 595). The consultation with Sport England is therefore a
statutory requirement.

Sport England has considered the application in light of the National Planning Policy
Framework (particularly Para 99) and Sport England’s Playing Fields Policy, which is
presented within its ‘Playing Fields Policy and Guidance Document’:
https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-for-sp
ort#playing_fields_policy

Sport England’s policy is to oppose the granting of planning permission for any
development which would lead to the loss of, or prejudice the use of, all/part of a
playing field, unless one or more of the five exceptions stated in its policy apply.
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Sport England Policy Exceptions

E1 | A robust and up to date assessment has demonstrated, to the satisfaction of Sport
England, that there is an excess of playing field provision in the catchment, which
will remain the case should the development be permitted, and the site has no
special significance to the interests of sport.

E2 | The proposed development is for ancillary facilities supporting the principal use of
the site as a playing field, and does not affect the quantity or quality of playing
pitches or otherwise adversely affect their use.

E3 | The proposed development affects only land incapable of forming part of a playing
pitch and does not:

» reduce the size of any playing pitch;

* result in the inability to use any playing pitch (including the maintenance of
adequate safety margins and run-off areas);

» reduce the sporting capacity of the playing field to accommodate playing pitches
or the capability to rotate or reposition playing pitches to maintain their quality;

» result in the loss of other sporting provision or ancillary facilities on the site; or

« prejudice the use of any remaining areas of playing field on the site.

E4 | The area of playing field to be lost as a result of the proposed development will be
replaced, prior to the commencement of development, by a new area of playing
field:

« of equivalent or better quality, and

« of equivalent or greater quantity, and

* In a suitable location, and

» subject to equivalent or better accessibility and management arrangements.

E5 | The proposed development is for an indoor or outdoor facility for sport, the provision
of which would be of sufficient benefit to the development of sport as to outweigh
the detriment caused by the loss, or prejudice to the use, of the area of playing field.

7.28 The Proposal and Impact on Playing Field - The proposal is for the construction of a
floodlit rugby 3G Artificial Grass Pitch (AGP) with a total dimensions of 140m x 80m
towards the central northern part of the site on a north / south orientation. The
installation of the 3G would result in the loss of the main senior cricket pitch in front of
the pavilion. To mitigate that loss, the proposal also includes the change of use of
land to the south of the existing recreation ground from agricultural to recreation use
and the construction of a replacement cricket pitch here. The proposal also involves
additional car parking, a new cricket pavilion at the southern end of the existing
recreation ground and ancillary development including the construction of a rugby
storage building and retention of a decking area and pergola near to the main
pavilion.

7.29 The application is a resubmission of an application previously made in 2021
(21/03282/FULL). That application was withdrawn following objections including from
Sport England. The current application seeks to address some of Sport England’s
concerns made at that time. Specifically, the application;

e Increases the size of the area of agricultural land to be acquired to accommodate
a replacement senior cricket pitch to ECB standards in terms of outfield size and
safety run off areas beyond.

¢ Includes an agronomy report that considers the condition of the agricultural land
and its suitability for use as a cricket pitch.

e Confirmation is provided that the main pavilion will remain available to the cricket
club on the same basis as it currently is;

e The application includes a letter of support from the cricket club as an appendix
in the planning statement.
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Sport England was not consulted on behalf of the applicant prior to the application
being resubmitted.

Assessment against Sport England Policy - The provision of an AGP on existing
playing field land is to be assessed against exception E5 of Sport England’s policy.
Our guidance document (see link above) identifies the type of potential benefits that
Sport England will take into account when considering if the benefits of the proposed
facility would outweigh the detriment caused by the loss of the area of playing field.
These include; identified strategic need, secured sport related benefits for the local
community; meeting identified sports development priorities; and, compliance with
Sport England and relevant National Governing Body (NGB) design guidance.
Circumstances in which the loss of an area of playing field to an AGP is likely to be
considered unacceptable would include; where it would have an unacceptable impact
on the current and potential playing pitch provision on the site for example, by
displacing other users without equivalent replacement provision. We assess the
benefits to sport of an AGP alongside the impact on those sports that require natural
grass pitches, taking into account information provided to us by the relevant NGBs.

The proposal to replace the main cricket square on an area of land outside of the
existing playing field and currently in agricultural use and the provision of the cricket
pavilion that would partly compensate for the loss of proximity to the main pavilion is
also to be assessed against exception 4 of our policy. It requires that the area of
playing field to be lost as a result of the proposed development will be replaced, prior
to the commencement of development, by a new area of playing field:

of equivalent or better quality, and

of equivalent or greater quantity, and

in a suitable location, and

subject to equivalent or better accessibility and management arrangements.

Need for a Rugby AGP - Tunbridge Wells RFC is a large club with ambitions to grow.
The club currently runs 4 senior men’s teams, ‘several’ ladies teams and has a large
junior section with over 550 registered players in the under 6’s to under 18 age
groups. The Tunbridge Wells Playing Pitch Strategy (PPS) Action Plan identifies that
the recreation ground is to be protected as a playing field site for both rugby and
cricket. A need to improve the drainage of the rugby pitches is identified that could be
aided by an AGP. The PPS Action Plan also identifies that; “The Rugby Club would
like to develop a new clubhouse and changing facility and to add a full sized 3G pitch
to the site, but this would compromise a cricket pitch...”The PPS identifies the
recreation ground as a potential site for a WRR22 compliant 3G pitch to meet rugby
training needs in the borough although as an alternative, the PPS also identifies the
possibility of the club developing links with the Bennett Memorial Diocesan School,
and / or with Sevenoaks Rugby Club to meet its training needs. While there is more
than one option potentially available, it is recognised therefore that a strategic need
for a rugby compliant 3G exists in the borough / area. It is also recognised that to
date, Sevenoaks RFC has been unsuccessful in securing planning permission for a
3G and the difficulties there may be insurmountable. The RFU sees Tunbridge Wells
Rugby Club as a key deliverer of rugby in the area and grant funding has been made
available previously for pitch drainage improvements and for improvements to
changing room capacity and social space.

With regard to the current application the RFU has confirmed that it remains
supportive of the proposal for the AGP and would not object to it based on capacity
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requirements, while recognising that the implications and impact on cricket provision
need to be resolved satisfactorily. Its full comments are;

e The site has previously been the subject of investigation for the provision of a
Rugby 365 AGP within the national RFU programme due to the demand for
mid-week floodlight training. Demand analysis demonstrated that there were 6
clubs within a 20 minute drive time that would potentially use the facility. This
programme, however, has been suspended indefinitely.

e The Tunbridge Wells BC PPS identified that there is overplay of rugby pitches
when training and matches are included in the capacity analysis.

e The PPS also identified that there was a demand for additional floodlit pitches
and WR Reg 22 AGPs to meet training needs.

¢ In consideration of total AGP provision (including for football), there was an
identified shortfall of 6 AGPs based upon the FA training model.

e The PPS states that consideration should be given to the development of a WR
Reg 22 AGP at Tunbridge Wells RFC. The RFU believes that at least one of the
suggested alternative solutions to providing increased AGP access, namely a
partnership with Sevenoaks RFC at Knole Park, is no longer feasible due to
planning constraints and refusal.

e The PPS identified an overplay of 3 mid-week match equivalents at the site. The
PPS identified the site has a sub-optimal 60m x 40m natural turf floodlit area.

¢ In attempting to address the pitch quality issue and therefore increase carrying
capacity on site, the club previously undertaken a full pitch drainage project on
the 1st team pitch and training area with the aid of RFU grant funding in 2016 and
has just commissioned additional drainage works to the remaining rugby pitches.

e The club is seen as a key deliverer of rugby in the area and has been in receipt of
RFU grant funding to increase changing room capacity and improve social space
quality previously.

e The proposed AGP is orientated optimally for winter pitches.

e The proposed AGP is designed with 5m run-off areas which would comply with
World Rugby Law 1 recommendations.

e |t would be useful to understand the lux levels of the floodlighting proposed.

The rugby club has confirmed that it would be happy to enter into a community use
agreement to secure sports related benefits to the wider community and therefore in
light of that, and the above assessment by the RFU, if Sport England was satisfied
that the impacts on cricket were acceptable, the proposal would be considered to
meet exception 5 subject to appropriate conditions concerning community access,
management and maintenance and lighting.

Loss and replacement of main cricket pitch and proposed cricket pavilion - It is
understood that the cricket club, Tunbridge Wells Borderers, has used the recreation
ground and its ancillary facilities for approximately 60 years. The club is also of
significant size and growing. It currently runs two senior Saturday Xls that compete
within Kent and East Sussex leagues and introduced a new friendly Xl in the 2021
season. The club also operates a thriving junior section which has substantially
increased in numbers within recent years. The club currently utilises both of the two
cricket squares at the site, with the main square being the one to the north next to the
sports pavilion. The club makes full use of the change and social facilities provided
by the pavilion during its season.

The proposal would result in the loss of the main cricket square that has a fully ECB
TS4 compliant senior outfield immediately adjacent to the existing sports pavilion and
is rated in the PPS as being of ‘good’ quality. Within the current application it is



Planning Committee Report
17 May 2023

7.38

7.39

7.40

confirmed that the main sports pavilion would remain available for the use of the
cricket club however, the proposal would effectively sever the functional and visual
link between the pavilion and the resulting cricket pitches that would be located a
significant distance from it.

Exception 4 of Sport England’s playing field policy requires that the area of playing
field to be lost as a result of the proposed development will be replaced, prior to the
commencement of development, by a new area of playing field:

of equivalent or better quality, and

of equivalent or greater quantity, and

in a suitable location, and

subject to equivalent or better accessibility and management arrangements

A new cricket pitch to mitigate the loss is proposed to be constructed on land to the
south of the existing playing field that is currently in agricultural use. A new dedicated
cricket pavilion is also proposed to be constructed in the south west corner of the
existing playing field. This would be an additional facility to the facilities provided in
the main pavilion however, due to the distance of the existing second pitch
(approximately 240m) and relocated main pitch (420m plus) from the main pavilion
the use of the latter would not be realistic during matches and it is also less likely that
a connection would be retained between the cricket club and the main pavilion at
other times. Therefore, the proposed pavilion needs to provide a standard of
accommodation and ancillary facilities necessary to service matches being played on
both pitches at any one time.

The proposed cricket pitch - Within the current application the size of the area of
agricultural land to be acquired to replace to replace the main cricket pitch has been
increased so that it appears to be capable of accommodating a senior outfield and
safety run offs to ECB TS4 standards. Nevertheless, the existing pitch has 10 wickets
and is orientated on a compliant north / south axis and the submitted drawings
(including SI.LAP(2)10, AP(2)10 and AP(2)16) continue to show the square orientated
west-east and with only 8 wickets. These aspects of the pitch need to be at least
equivalent to that which would be lost in terms of optimal orientation and number of
wickets. The feasibility report now submitted in support of the application identifies
that there is capacity to add additional wickets to the table during the design stage.
The report also orientates the square in its outline scheme on the optimal north-south
orientation. Further work is required to demonstrate that the pitch could be provided
on that orientation and to ECB TS4 dimensions overall on the area available. In
addition with regard to the construction and future use and maintenance of the
proposed replacement main pitch, the following concerns are highlighted for
resolution now.

e How will the cricket pitch be irrigated. There is no information within the planning
statement however, the feasibility report assumes the closest supply is at Quarry
Farm outside of the application site.

¢ The feasibility study identifies that access and storage of maintenance equipment
on the site will need consideration. Currently Sport England cannot see any
proposals made to provide access from the main recreation ground and pavilion
to the cricket field and the tree report specifically states that the intervening
boundary trees and hedgerow would be retained. Access is required not only for
players on foot but also for heavy vehicles and maintenance equipment. The
feasibility report proposes that the cricket pitch will need to be constructed on
imported fill material and that during construction, there will be a requirement for
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large and powerful earth moving equipment such as bulldozers, soil scrapers,
graders, excavators, dumper trucks and cultivation equipment to access the site.
e An appropriate facility for the storage of maintenance and other equipment
accessible to both pitches but particularly the new pitch is required.
e How would equipment such as an electronic scoring board to the new pitch be
connected, will an electric supply be provided?

The proposed cricket pavilion - The proposed cricket pavilion could be seen partly as
an additional facility to serve the existing second pitch in line with the need identified
within the Tunbridge Wells Playing Pitch Strategy (PPS). However, given the
substantial distance of the proposed relocated pitch from the main pavilion that is
currently used by the cricket club for change facilities and also on a social basis, the
cricket pavilion needs to serve the requirements of both cricket pitches when they are
used concurrently. In that regard therefore, the new pavilion as proposed is
inadequate. As a minimum it needs to provide 4 separate changing rooms, if possible
to full ECB TS5 space standards as well as separate gender neutral officials
accommodation. Within the shower areas, Sport England and the ECB would expect
to see a minimum of three individual shower cubicles each measuring at least
2mx1m and one toilet per changing room. These facilities meet modern requirements
and are essential for inclusion and safeguarding purposes.

Given the distance, some 200m between the proposed pavilion and the new cricket
square and also due to the visual disconnect between the new cricket pitch and the
existing playing field / proposed pavilion Sport England considers that it is also
necessary as a minimum to provide a shelter and toilets for players on the new
cricket field. Without these facilities adjacent to and within the cricket pavilion to
serve that pitch, it is highly probable that the new pitch could fall into disuse due to its
inconvenient siting, to the detriment of the overall quality and quantity of cricket
provision on the playing field and contrary to Sport England’s policy. Because as
currently proposed the development is not considered to meet the requirements of
exception 4 of our policy, it also cannot meet all of the requirements of exception 5.

Conclusion - In light of the above, Sport England objects to the application because it
is not considered currently to accord with any of the exceptions to Sport England’s
Playing Fields Policy or with Paragraph 99 of the NPPF.

Notwithstanding our current objection we would be pleased to reconsider our position
should the matters addressed in our response be satisfactorily addressed by the
applicant and subject to appropriate conditions being attached to secure the
necessary mitigation.

Should the local planning authority be minded to grant planning permission for the
proposal, contrary to Sport England’s objection then in accordance with The Town
and Country Planning (Consultation) (England) Direction 2021, the application should
be referred to the Secretary of State, via the Planning Casework Unit.

If this application is to be presented to a Planning Committee, we would like to be
notified in advance of the publication of any committee agendas, report(s) and
committee date(s).

UK Power Networks

(15/03/23) Should your excavation affect our Extra High Voltage equipment (6.6 KV,
22 KV, 33 KV or 132 KV), please contact us to obtain a copy of the primary route
drawings and associated cross sections.
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0.5m of a low/medium pressure system or above or within 3.0m of an intermediate
pressure system. You should, where required confirm the position using hand dug
trial holes.

A colour copy of these plans and the gas safety advice booklet enclosed should be
passed to the senior person on site in order to prevent damage to our plant and
potential direct or consequential costs to your organisation.

Safe digging practices in accordance with HSE publication HSG47 “Avoiding Danger
from Underground Services” must be used to verify and establish the actual position
of the mains, pipes, services and other apparatus on site before any mechanical
plant is used. It is your responsibility to ensure that this information is provided to all
relevant people (direct labour or contractors) working for you on or near gas pipes.

It must be stressed that both direct and consequential damage to gas plant can be
dangerous for your employees and the general public and repairs to any such
damage will incur a charge to you or the organisation carrying out work on your
behalf. Your works should be carried out in such a manner that we are able to gain
access to our apparatus throughout the duration of your operations.

Kent Police
(10/08/22) Kent Police have the following comments to make:

1. We suggest the use of the Secured by Design (SBD) Commercial guide for this
development.

2. Perimeter and Boundary Treatment. We note the drawings show varying heights
for hedges. We recommend the site, which includes car parking areas, to have
adequate boundary treatments including gates of a minimum of 1.8m height for
perimeter security. A densely planted defensive perimeter treatment can be created
to aid perimeter security. However, we recommend mesh fencing to be incorporated
to prevent any gaps that can potentially allow trespassing.

3. Clubhouse and Store. The proposed plans seem to show that the clubhouse is
enclosed within the secure fence line. Therefore, the physical security of the building
will need to be addressed and the use of the Secured By Design Commercial
initiative is recommended. We recommend the proposed store’s external fire escape
to be gated and have side infill panels as added layers of security and the roof plan
should include safety guardrails of appropriate hight. Note: Security measures should
never compromise fire safety or escape routes.

4. Site permeability. It is important to control the permeability in order to prevent
trespassing and anti-social behaviour in the car parking area. Both access and
egress require gates of same height as boundaries. Gates should be lockable and
designed so that the locking areas do not act as potential hand or foot holds to aid
climbing. Please note that due to the nature of the development, unrestricted car park
access overnight can attract anti-social behaviour and criminal activity to the area. In
addition, pedestrian routes must be separate and clearly designated for safety.

5. Alarms. The clubhouse, the proposed store and the cricket pavilion should be fitted
with a suitably designed, fit for purpose, monitored intruder alarm system, ideally
monitored and/or fitted with remote monitoring. Any fire doors should be fitted with
alarms to help prevent unlawful access and trespassing if doors are left unsecured.
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6. Car Park. The design criteria for car parks should follow the principles laid down in
the police owned ‘ParkMark’ initiative - appropriate lighting, CCTV, Security fencing,
Exit/entry barriers, clear signage to help drivers and pedestrians navigate the car
park safely etc. Secure motorcycle, moped and scooter parking should be made
available and the inclusion of SBD or Sold Secure ground anchors is recommended.
Such parking provision should also benefit from natural surveillance, be lit after dark
when in use and be secure when not in use to prevent anti-social gathering.

7. Lighting. A qualified lighting engineer should be consulted, and a suitable lighting
policy should be installed to help deflect criminality, while minimising light pollution.

8. CCTV. CCTV provision and management for the clubhouse, store, cricket pavilion
and car park are recommended.

9. Doorsets. Doorsets and roller shutters should meet SBD Commercial standards
and be certified, not just tested, by an independent third-party testing house.

10. Windows. Windows and the glazing should meet SBD Commercial standards. A
sandwich of toughened and laminated glazing is recommended. Toughened glazing
offers protection to accidental impact, e.g. footballs, laminated glazing provides
enhanced security. Consideration could be given to additional shuttering for easily
accessible windows as an added layer of security.

11. Cycle and bin storage. Any cycle parking provisions should be contained within a
well-lit, securable, roofed building and promote natural surveillance. We recommend
the inclusion Kent Police : Form No. 3058c rev 12/05
v2\\kisprod.netr.ecis.police.uk\Groups\PVP Dept\CPDA\1 CPDA Planning
Applications\Tunbridge Wells\(TW-201) St Marks Recreation Ground Frant Road
Royal Tunbridge Wells Kent\DOCO response2.doc of SBD or Sold Secure
ground/wall anchors. Bin storage must be in a suitable place to prevent use as a
climbing aid and to prevent arson.

Site security is required for the construction phase. There is a duty for the principal
contractor “to take reasonable steps to prevent access by unauthorised persons to
the construction site” under the Construction (Design and Management) Regulations
2007. The site security should incorporate plant, machinery, supplies, tools and other
vehicles and be site specific to geography and site requirements

KCC Flood and Water Management

(12/09/22) Kent County Council as Lead Local Flood Authority have reviewed the
additional information provided in the email chain dated 22 August 2022 regarding
the capacity of the Moxon Ponds and have the following comments:

The email highlights that the surface water drainage proposed for catchment 1 and
the pavilion draining to the Moxon ponds to the southwest of the site is via the
existing drainage system and as such there will be no additional surface water flows
to the ponds. The LLFA raise no objections to these proposals at this stage.

Final confirmation of acceptance of flows into the Monson Ponds and that there are
no further measures required to manage flows or that there is no increased risk to
those downstream of the ponds should be confirmed by East Sussex Lead Local
Flood Authority as this is outside of Kent's boundary.
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Should the Local Planning Authority be minded to grant permission, KCC would
recommend conditions are attached to any approval.

(16/08/22) Kent County Council as Lead Local Flood Authority have reviewed the
Surface Water Drainage Assessment prepared by GTA Civils and Transport Limited
dated 13 September 2021 and the Flood Risk Assessment prepared by GTA Civils
and Transport Limited dated November 2021 and have the following comments:

It is understood from the report that the surface water for the site will be managed
through splitting the site into to catchments. Catchment 1 and the pavilion will drain to
the Moxon ponds to the southwest of the site via the existing drainage infrastructure.
Catchment 2 will drain to the existing surface water sewer on Frant Road where the
existing runoff from the sports pavilion and car park are currently directed.

The report informs us that the redevelopment of the site will be unsuitable for utilising
infiltration into the underlying geology. The outcome of infiltration testing on site
found that there was little to no drop in levels throughout the duration of testing and
as such fails the BRE:365 standard.

With infiltration on site not being feasible, the 3g pitch, pavilion and car parking area
would be designed for below ground attenuation, prior to a restricted off-site
discharge. The car park and pavilion (catchment 2) are proposed to discharge to a
surface water sewer along Frant Road. It is understood that an existing connection to
the sewer is present, however, it would be our recommendation that Southern Water
are consulted to confirm their acceptance of this proposal.

As noted above, runoff from catchment 1 would be directed to the Moxon Ponds.
Being that the Moxon Ponds are outside of our KCC's boundary, we have no
information as to their arrangement, capacity and any outfalls. It is therefore our
recommendation that further information is provided about these features. Any future
design must ensure that the ponds have sufficient capacity to manage these
contributions, on top of modelling for those areas discharging to the sewer
(catchment 2).

Further to the above, it is uncertain at the time of writing this response if the ponds
are situated within the applicants control. If the ponds are found to be within third
party land, agreements for connections would be required. We would ideally seek
this is confirmed prior to any consent being granted. This is to ensure that an
effective outfall can be delivered.

KCC Highways & Transportation

(06/04/23) Referring to your recent request for further comments on this application.
The highway matters have been addressed in a series of documents including the
initial TS dated August 21, a Parking Survey dated Feb 22, a further TS dated June
22 and an Addendum dated Sept 2022.

As previously noted in our earlier comments the TS estimates that the new 3G pitch
can accommodate up to 50 additional rugby participants on weekdays and weekends
which may result in up to 100 additional trips on the network, although peak hour
trips are considered unlikely. The TS also notes that 3G all weather pitches typically
allow continued use of the facilities when other pitches are unplayable. In addition,
outside of the use of the facility by the rugby club, it will also accommodate
community and school use.
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The proposal includes 76 additional parking spaces and whilst this in excess of that
generated by the additional pitch itself with respect to KCC standards, the additional
provision will accommodate some existing on street parking by users of the club.

However, it is recommended that further consideration is given to possible further
staggering of start and finish times of the matches and junior sessions which also
might help address parking stress within the area.

The proposed egress will now take the form of a heavy-duty crossover. This utilises
an existing access/ egress to the site. There is an interactive sign and central traffic
island on approach from the south. However, it is evident that recent vegetation
growth is taking place into the visibility splays shown on the latest plan and a
condition is therefore recommended to ensure that the splays of 2.4 x 90m as shown
on plan 10911_100 PS5 are provided and maintained.

No further details of coach access has been provided as it has been confirmed that
neither the rugby club nor the school and community use will require the use of
coaches. In the interest of highway safety it is recommended that this is covered by
condition.

Further details of the proposed surfacing of the car park will be required to ensure no
spread of mud to the highway in the interest of highway safety, but this can also be
covered by condition so that further details are submitted for approval.

Conditions are also recommended to cover the provision of EV charging, cycle
parking and disabled parking provision.

(18/08/22) The TS estimates that the new 3G pitch can accommodate 50 additional
rugby participants on weekdays and weekends which may result in up to 100
additional trips on the network. The 3G pitch will also allow continued use of the
facilities when other pitches are unplayable and in addition, outside of the use of the
facility by the rugby club, it will also accommodate community and school use.

The proposal also includes 78 additional parking spaces and whilst this in excess of
that generated by the additional pitch itself, the additional provision will accommodate
some existing on street parking by users of the club.

Clarification is requested on the following matters:

o Reference is made to access by coaches on match days which are heavily
‘marshalled’ and it is therefore of concern if the school and community uses will
also bring additional coaches to the site, for it is not clear how these larger
vehicles will be accommodated on non-match days.

o No mention has been made of EV charging points in the extended car park.

e Having consulted with the Agreements Team the highway authority would
recommend a heavy duty crossover rather than a bellmouth at the egress. This
will be in keeping with the access arrangements, although this may need to be
reviewed once again in the light of any further information regarding coach
access.

Any signage must be sited clear of the highway.

e Further details of the proposed surfacing of the additional parking is required.
Whilst no details have been provided, the proposed grass grid system is of
concern for often this doesn’t work well during wet months and can result in the
spread of mud to the highway. A robust solution to the proposed surfacing of the
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car parking is therefore required, possibly with a tarmac surface extending further
into the site.

¢ Reference is made to visibility splays of 2.4x 90m at the egress but the splay to
the south has not be properly shown on the plan and this should be redrawn. The
plan should show the full extent of the splay to the nearside kerb line and confirm
that the splay falls over land either within the curtilage of the site or highway land.
It appears that highway records from both KCC and ESCC will be required.

Environmental Protection

(27/03/23) Noise - It is noted an Acoustic Associates Sussex Ltd Noise Impact
Assessment has been submitted (ref J3354 dated March 2022) this concludes the
predicted external noise levels at every assessed location would be below the
desirable limit of 50dB(A). However, there is a potential for noise associated with this
development, particularly with hired use of the AGP. So, the use of a Noise
Management Plan should be required through condition.

Air Quality — It is noted that the site is outside Tunbridge Wells Air Quality
Management Areas and | do not consider the scale of this development and/or its
site position warrants either an air quality assessment or an Air Quality Emissions
Reduction condition applied to it. However, Environmental Protection do consider
that the installation of Electric Vehicle charging points would be a useful promotion of
a sustainable travel option.

Contaminated Land - The site does not appear on our database as potentially
contaminated.

Lighting - Environmental Protection would recommend lighting conditions to ensure
that lighting from the development does not cause a nuisance to nearby properties.

Recommendation - No objection, subject to comments, conditions and informatives.
(02/08/22) Main points considered: noise, contaminated land, lighting and air quality.

Noise — Environmental Protection have noted the results of the acoustic assessment
which states - The predicted external noise levels at every assessed location would
be below desirable limit of 50dB(A). However, there is a potential for noise
associated with this development, particularly with hired use of the AGP.

Air Quality — The site is not in or near an air quality management area.

Contaminated Land — The site does not appear on our database as potentially
contaminated.

Lighting — Environmental Protection would recommend lighting conditions to ensure
that lighting from the development does not cause a nuisance to nearby properties.

From an Environmental Health point of view, have no objection to this application,
subject to conditions.

TWBC Tree Officer

(02/08/22) Tree Loss - The proposal is to Construction of a 3G Artificial Grass Pitch;
erection of a storage building; construction of a cricket pavilion; provision of 76
additional car parking spaces; change of use of agricultural land to a cricket pitch and
outfield under recreational use (Use Class F.2(c); and retrospective erection of a
decking area and pergola. The supplied Arboricultural Impact Assessment and
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Method Statement indicates that a total of two tree groups TG40 and TG41, and to
individual trees T60 and T61 are to be removed to facilitate the development.

In addition, trees T2 and T3 two category U trees have been identified as requiring
removal for reasons for sound arboricultural management and due to proximity to the
development, this is indicated in the Tree Retention and Protection Plan, which
differs from the Tree Survey Schedule where tree T3 is indicted as retained.
However, as TWBC Tree Officer they have assessed the application on both trees
being removed due to their condition.

Impact upon retained trees - Trees T01, T02, T44 and T46 have been indicated as
having an impact upon their Root Protection Areas as a result of the proposed
parking and access road. It has been assumed that the inclusion of T0O2 is a typo as it
is also indicated for removal. The area of the proposed development appears as it is
already used as informal parking and the supplied reports mentions the use of a No
dig construction within this area which is preferable to what is currently in situ.

However, the arboricultural method statement section of the does not include any
details in regard to the methodology to be used or any soil amelioration methods
prior to its construction to improve the rooting environment as a result of the historic
compaction.

Although, the proposed building store does not impact upon any trees, the
construction of it and any possible access would appear to be in close proximity to
trees H33, T34, T35 or TG36. At present the provide Tree Retention and Protection
Plan does not show any protection around these trees which would be required to
ensure no accidental damage occurs.

Conclusion: The loss of the trees within the site can be mitigated through the
replacement planting as specified in the suppled Plant Schedule and Specification
ref: LLD2320-LAN-SCH-001-00.

The impacts noted can be minimised through the use of a No dig construction
methodology but the would need to see specification for this prior to any approval.

From an arboriculture perspective the application in principle is supported and would
have recommended approval subject to an amended AIA and draft AMS which
clarifies the use of a no dig method for the new car parking and access road.

If you are however minded to approve the application without this updated/additional
information, it is recommended that conditions are applied to address these matters.

TWBC Conservation Officer

(16/08/22) Further to your request for heritage advice regarding the above
application, our view is that specialist advice from the Built Heritage Team is not, in
this case, necessary for the determination of this application.

TWBC Parking Services

(22/08/22) The plans appear to indicate that bay dimensions are substandard.
Parking Services would request that the applicant confirm that bays are designed to
be 2.5m x 5m in accordance with KCC guidance. Only three accessible spaces are
provided to serve the development. In line with KCC’s SPG 4 and emerging Kent
Design Guide, disabled spaces should be provided at 6% of the proposed uplift of 78
spaces. Thus, 5 disabled spaces should be provided.
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TWBC Landscape & Biodiversity Officer

(28/04/23) As has been made clear many of the defects in the original application
have been addressed and remaining concerns regarding biodiversity have been
addressed in so far as they can be.

In terms of the LVIA submitted with the withdrawn application it was concluded that “|
do not agree with all that it states or concludes and as noted above believe that the
extension to provide a Cricket pitch will be more harmful than suggested.”

The LVIA for the most recent application was revised and includes within the
appendix my previous comments, comments from the High Weald AONB Unit and an
extract of the Landscape Sensitivity Study that is referred to. Whilst there is some
change in the Appraisal section there are no significant changes to the conclusions
reached. It is noted that the scheme is improved but the conclusion (6.5) that there
will be no impact on the “High Weald through reference to the special qualities” is not
agreed with. The principal changes to the site is an extension of sports/amenity land
into countryside and intensification of use including a new more effective lighting
system. Whilst accepting points made in the LVIA about context and mitigation it is
inevitable, in my opinion, that there will be a residual harm to the AONB. Given the
nature of the development this should not be a surprise. However, it is accepted that
the effects on both landscape and visual amenity are limited and could be
characterised as Slight or Slight to Moderate.

Having regards to the NPPF and the great weight afforded to AONB in decision
making, this level of harm, when taking into account the limited nature and extent of
that harm, the site context and the nature of the proposal, is likely to be acceptable.
Consequently, provided then that the mitigation and enhancements are properly
secured the Landscape and Biodiversity Office does not object to this application on
landscape grounds.

(16/02/23) The applicant has reviewed and improved the mitigation and rerun the
BNG calculations. The proposed landscape plan and the ecological enhancements
are acceptable and subject to securing a LEMP through any consent | am also
satisfied that the biodiversity gains predicted will be achieved or exceeded.

However, whilst the results show a gain in hedgerow units of 10.14% the gain in area
units is only 0.94%. There are other improvements for biodiversity that fall outside the
scope of the metric which are to be welcomed and whilst there is a great deal of
confidence in the new calculation and the likely success of the proposals the gain in
area units is well below the 10% gain being sought. The applicant rightly mentions
the current policy of no net loss but that predates the Environment Act, the revised
NPPF or Submission Local Plan and the declared biodiversity emergency so that
10% is now considered to be a minimum standard.

To achieve a gain of 10% in area units the applicant would need to make an off-site
provision of around 3 Units. The Councils interim scheme could provide such Units at
a cost of £18,000 per unit. It is apparent that for such an application, which normally
struggles for funding and is a public benefit, that such a cost may be beyond the
means of the scheme. It therefore falls to the Council to consider whether the public
benefits outweigh the conflict with the emerging policy. Of course, it would assist the
Council in coming to a positive conclusion if the applicant could secure further land
adjacent to the site for biodiversity improvements or make a small financial
contribution to an off site provision.
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No further comments and am content to leave any further discussions on this matter
to the case officer.

APPLICANT’S SUPPORTING COMMENTS

The Application Site is an existing sports facility supporting both Rugby and Cricket
Clubs. The new Artificial Grass Pitch (AGP) is needed to support the growth
ambitions of Tunbridge Wells Rugby Football Club (TWRFC) and also meet an
identified future need in the wider Borough. It would offer a year round playable
surface ensuring that training and matches can go ahead predictably through the
season thereby supporting Rugby in the area.

The AGP would also be available for wider community use, supporting youth and
adult sports teams, schools and organisations throughout the year.

The proposed cricket square and outfield would ensure that Tunbridge Wells
Borderers Cricket Club (TWBCC) are able to maintain capacity for its teams during
the season. The provision of a dedicated, sensitively designed and located cricket
pavilion, represents a betterment of the existing cricket offer at the site. TWBCC, for
the avoidance of doubt, will continue to enjoy the same level of access to the existing
club house as it does currently.

A dedicated storage building would also allow the removal of two shipping containers
currently located on site which, whilst functional and well screened, are less
appropriate visually in this area compared to the proposed structure.

The increase in parking provision would meet the increased demand for spaces
generated by the AGP and go some way to alleviating existing pressure for spaces
on nearby residential streets.

New floodlighting would replace four older floodlights on the site, and would be fitted
with baffles to ensure lighting is directed to where it is needed and nowhere else. The
use of ultra-low glare lights has been chosen to reduce impact on night skies in the
area and in consideration of nearby residential properties.

A surface water drainage scheme is proposed which considers the SuDS hierarchy
and would deliver a site appropriate system which ensures there would be no
increased on or off-site flood risk.

The proposal does not have an adverse impact on ecology interests on the site.

The proposed development would meet an identified need and support the growth of
two important and successful local sports clubs. It would also provide a modern year
round facility to the wider community without having adverse impacts on the local
highway network or nearby residents.

The proposal represents sustainable development and accords with relevant local
and national planning policy.

BACKGROUND PAPERS AND PLANS

Application Form

2021 09 09 SCI 202866 TWRFC - Statement of Community Involvement
2022 06 20 202866 Planning Statement Final - Planning Statement

2022 06 16 202866 DAS - Design and Access Statement

J3354 - Tunbridge Wells Rugby Football Club - AGP Issue 1 - Noise Impact
Assessment
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Tunbridge RFC cricket Feasibility Study 18.05.22 compress - Feasibility Study
Flood Risk Assessment

Surface Water Assessment Partl

Surface Water Assessment Part2

TWRC Floodlight Calculations

TWRFC Floodlight Spill

10911 Tunbridge Wells RFC TS Addendum?2.0 - Transport Statement (Amended)
June 2022 Transport Statement

10911 100_PS5 - Access Design

Tunbridge Wells RFC - Addendum - R1.0 - Parking Survey

Notice

Site Location Plan

1609_SI.AP(0)10_ - Existing Site Plan

1609_SI.AP(0)10 AREAS_ - Existing Site Plan with Areas

EdNA E11793 - Great Crested Newt Report

HER- FINALcompress - Historical Monument Report
LLD2320-ECO-CALC-001-01 - BNG

LLD2320-ECO-DWG-020-01 - Ecological Enhancements Plan
LLD2320-ECO-REP-002-00-BNG - BNG Assessment
LLD2320-ECO-REP-EcIA-002-00 - Ecological Impact Assessment
LLD2320-LAN-DWG-100 rev 01 - Detailed Soft Landscaping Plan
LLD2320-ARB-DWG-002-02_TRPP - Tree Retention and Protection Plan
LLD2320-ARB-REP-001-01 - Arboricultural Impact Assessment and Method
Statement

LLD2320-ARB-SCH-001-01_ETS - Existing Tree Schedule
LLD2320-LAN-SCH-001-00 - Plant Schedule and Specification (Rev 01)
LLD2320-LPL-REP-001-02_LVA-AppF-H_220615 - Landscape and Visual
Assessment

LLD2320-LPL-REP-001-02_LVA-Rep 220615 - Landscape and Visual Assessment
LLD2320-LPL-REP-001-02_LVA-AppA-E_220615 - Landscape and Visual
Assessment — Appendix

LLD2320-ARB-DWG-001-00-Sheet 1 - Tree Constraints Plan - 1
LLD2320-ARB-DWG-001-00-Sheet 2 - Tree Constraints Plan - 2
LLD2320-LAN-DWG-100-00 - Detailed Soft Landscape Plan - Cricket Pitch
Detailed Plant Schedule & Specification

1609_SI.AP(2)10 AREAS _ - Proposed Site Plan with Areas (Rev M)
1609_SI.AP(2)10_ - Proposed Site Plan (Rev M)

1609_AP(2)10_ - Proposed St Mark's Recreation Ground Floor Plan (Rev N)
1609 _AP(2)11 Rev H - Proposed Clubhouse and storage Plan

1609 _AP(2)1 Rev K - Proposed Clubhouse Parking Plan

1609_AE(2)10 Rev C - Proposed Store front and rear elevations

1609 _AE(2) 12 Rev C_- Proposed Store side elevations

1609_AE(2)13 Rev B - Proposed Store and 3g elevations

1609_AE(2)14 Rev B - Proposed Store and 3g elevations north and south
1609 _AP(2)13 Rev G- Proposed Extended Parking Plan

1609_AP(2)14 Rev G- Proposed Cricket Pavilion Plan

1609_AE(2)15 Rev G- Proposed Cricket Pavilion Elevations
1609_AP(2)15 Rev B - Proposed First Team, 3G & Youth Pitches Plan
1609_AE(2)16 Rev B - Proposed Pergola Decking Elevations
1609_AP(2)16 Rev M - Proposed Moxon Cricket Field

1609_AE(2)17 - Proposed Moxon Shelter

1609 _AP(2)17 Rev C - Proposed Store Ground Floor and Roof Plan
1609_AP(2)18 Rev | - Proposed Decking and Pergola Plan

APPRAISAL
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Background Information

The application follows a previous submission (21/03282/FULL) for a similar
proposal, which was withdrawn largely following concerns and an objection from
Sport England. This application has sought to overcome those concerns along with
adequately addressing other previous outstanding issues.

The application seeks consent for the construction of a 3G Artificial Grass Pitch,
erection of a storage building; construction of a cricket pavilion, provision of 76
additional car parking spaces (on site), change of use of agricultural land to provide a
replacement cricket pitch and retrospective erection of a decking area and pergola
adjacent to the main (existing) club house.

Principle of Development

The application site relates to the long-established recreational ground of St Marks
which provides the base for Tunbridge Wells Rugby Club and Tunbridge Wells
Borderers Cricket Club. The proposed developments, other than the creation of a
replacement cricket pitch in the agricultural land to the south of the grounds, would
not constitute a change of use.

Chapter 8 of the NPPF seeks to promote healthy and safe communities. Paragraph
92 sets out that decisions should aim to achieve healthy, inclusive and safe places
which promote social interaction, including opportunities for meetings between
people who might not otherwise come into contact with each other (part a)) and
enable and support healthy lifestyles through the provision of safe and accessible
green infrastructure and sports facilities (part c)).

Paragraph 93 of the NPPF sets out that to provide the social, recreational and
cultural facilities and services the community needs, plans and decisions should plan
positively for the provision and use of shared spaces, community facilities (such as
local shops, meeting places, sports venues, open space, cultural buildings, public
houses and places of worship) and other local services to enhance the sustainability
of communities and residential environments, take into account and support the
delivery of local strategies to improve health, social and cultural well-being for all
sections of the community, guard against the unnecessary loss of valued facilities
and services, ensure that established facilities are able to develop and modernise,
and are retained for the benefit of the community; and ensure an integrated approach
to considering the location of housing, economic uses and community facilities and
services..

Paragraph 98 of the NPPF comments that access to a network of high-quality open
spaces and opportunities for sport and physical activity is important for the health and
well-being of communities and can deliver wider benefits for nature and support
efforts to address climate change. Paragraph 99 seeks to preserve existing open
space, sports and recreational buildings and land, including playing fields and restrict
non-related developments upon them.

Policy LBD1 of the Council’s adopted Local Plan sets out that development will only
be permitted if it accords with relevant policies. Core Policy 8 (5) of the Council’s
Core Strategy states that a range of formal and informal open space, recreational
and cultural facilities will be provided and maintained, and (6) states that the
capacity, quality and accessibility of open space and recreational facilities will be
maintained, and where necessary, improved.
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Paragraph 48 of the National Planning Policy Framework (NPPF) sets out that ‘Local
planning authorities may give weight to relevant policies in emerging plans...’. The
Council submitted its proposed Local Plan (Submission Local Plan) to the Inspector
in November 2021, upon which the Examination took place between March and July
2022. The Inspector’s letter setting out his initial findings is expected shortly. At this
time, given the Plan has been through examination, moderate weight is attached to
the policies within the Submission Local Plan.

Within the Council’'s Submission Local Plan and pre-amble for Policy STR/IRTW1
(The Strategy for Royal Tunbridge Wells) it sets out that in terms of sport and
recreation, the town is already well provided for and has a range of both informal and
formal sport and recreational facilities to serve the existing population, although some
of the sports provision is fragmented and underused. The Council wishes to further
this provision and has an ambitious corporate Sports Strategy to bring forward
enhanced and expanded facilities for the existing and future population of the town
and surrounds. Point 15 of Policy STR/RTW1 seeks to provide expanded and
enhanced facilities to meet a variety of sporting provision and needs at various
grounds within the borough including St Marks Recreation Ground.

The TWBC Pitch Strategy document sets out that there is a need to address
drainage issues on club rugby pitches and a need for clubs to have access to two
floodlit pitches for training. The report also comments that consideration should be
given to the development of a World Rugby Regulation 22 Rugby Union compliant
rubber crumb pitch for Tunbridge Wells Rugby Club. The report also highlights that
across all sports and sporting needs there is a shortfall of 3g pitches in the Borough.

There is no objection to the principle of the works proposed. The site is considered to
be within an accessible and sustainable location and is accessible to the wider main
road network. The proposal would result in a high-quality and modernised local
facility, intended to benefit the two sports clubs based at the site as well as the
community (by providing improved sporting facilities which are available for other
groups, communities, and organisations to use), which is supported by the Core
Strategy and the NPPF.

Whilst the site is outside of the LBD it comprises a recreation/sports ground. It is
considered the lack of existing suitable facilities on site combined with the benefits of
the proposed community use means that the principle can be acceptable. The
proposals could therefore be considered to be acceptable in principle, subject to all
other material considerations.

It is also noted that the proposed development would result in some economic
benefits in the short term during its construction through the creation of employment
opportunities.

Landscape and Visual Impact

The proposed development would introduce further built form at the site in the form of
an all-weather pitch (including perimeter fencing and lighting and associated
earthworks), the erection of a storage building, addition of a cricket pitch and pavilion,
extension of parking areas and the addition of decking and a pergola to the main club
house (retrospective). The aspects of development that are within Tunbridge Wells
borough are the retrospective decking and pergola adjacent to the main club house,
the proposed storage building and the more northern parts of the proposed
3G/all-weather pitch.
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In terms of landscape constraints the parts of the site which fall within the Wealden
District (the southern parts of the site) and outside of the Tunbridge Wells Borough
fall within an Area of Outstanding Natural Beauty (AONB). It is however noted that
the northern part of the site falling within the Tunbridge Wells Borough does form part
of the setting of the AONB. Frant Road, to the immediate west of the site, is
designated as an Important Landscape Approach.

Chapter 12 of the NPPF emphasises the importance of achieving good design
through the development process. Paragraph 126 sets out that good design is a key
aspect of sustainable development. Paragraph 130(f)) comments that decisions
should create places that health and well-being and Paragraph 134 states that
permission should be refused for development of poor design that fails to take
opportunities available for improving the character and quality of an area and the way
it functions.

Paragraph 176 of the NPPF sets out that ‘Great weight should be given to conserving
and enhancing landscape and scenic beauty in National Parks, the Broads and
Areas of Outstanding Natural Beauty which have the highest status of protection in
relation to these issues...’

Core Policy 4 of the Council’'s Core Strategy comments that the Borough's built and
natural environments are rich in heritage assets, landscape value and biodiversity,
which combine to create a unique and distinctive local character and seeks to
conserve and enhance this locally distinctive sense of place and character. Core
Policy 14(6) of the Core Strategy sets out that ‘The countryside will be protected for
its own sake and a policy of restraint will operate in order to maintain the landscape
character and quality of the countryside.’

Policy EN1 of the adopted Local Plan requires that the design of the proposal,
encompassing scale, layout and orientation of buildings, site coverage by buildings,
external appearance, roofscape, materials and landscaping, would respect the
context of the site, would not result in the loss of significant buildings, related spaces,
trees, shrubs, hedges, or other features important to the character of the built up area
or landscape, there would be no significant adverse effect on any features of nature
conservation importance which could not be prevented by conditions or agreements,
the design, layout and landscaping of all development should take account of the
security of people and property and incorporate measures to reduce or eliminate
crime, and that the design of public spaces and pedestrian routes to all new
development proposals should provide safe and easy access for people with
disabilities and people with particular access requirements.

Policy EN8 of the Local Plan relates to outdoor lighting and sets out that proposals
for outdoor lighting schemes will only be permitted where the minimum amount of
lighting necessary to achieve its purpose is specified, the means of lighting would be
unobtrusively sited or well screened by, landscaping or other site feature, the design
and specification of the lighting would minimise glare and light spillage in relation to
local character, the visibility of the night sky, the residential amenities of adjoining
occupiers, and public safety and that low energy lighting would be used.

Policy EN25 sets out that proposals located outside of the LBD will be required to
have a minimal impact on the landscape character of the locality, would not have a
detrimental impact on the landscape setting of settlements, would not result in
unsympathetic change to the character of a rural lane which is of landscape, amenity,
nature conservation, or historic or archaeological importance, that where built
development is proposed there would be no existing building or structure suitable for
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conversion or re-use to provide the required facilities and that any new buildings
should, where practicable, be located adjacent to existing buildings or be well
screened by existing vegetation.

Whilst the part of the site which falls within the Tunbridge Wells Borough does not fall
within the AONB, the remainder of the site to the south and within the Wealden
District does fall with the AONB. The High Weald AONB Management Plan
(2019-2024) characterises the AONB as a deeply incised, ridged and faulted
landform of clays and sandstone with numerous gill streams, with a dispersed historic
settlement including high densities of isolated farmsteads and late Medieval villages
founded on trade and non-agricultural rural industries. There is also a dense network
of historic routeways (now roads, tracks and paths), with an abundance of ancient
woodland which is highly interconnected and in smallholdings, as well as small,
irregular and productive fields, bounded by hedgerows and woods, and typically used
for livestock grazing with distinctive zones of lowland heaths, and inned river valleys.

Within the Submission Local Plan Policy STR8 seeks to enhance the urban and rural
landscapes of the borough. Policy EN18 relates to the Rural Landscape and requires
developments to conserve and enhance the unique and diverse variety and
juxtaposition of the borough’s landscape and the special features that contribute
positively to the local sense of place, include appropriate mitigation to ensure against
significant harm to the landscape setting of settlements, not result in the
unsympathetic change to the character of a rural lan (which is of landscape, amenity,
nature conservation, or historic or archaeological importance), restore landscape
character where it has been eroded and preserve intrinsically dark landscapes in
accordance with Policy EN 8 (Outdoor Lighting and Dark Skies).

Policy EN8 relates to Outdoor Lighting and Dark Skies; the preamble to this policy
comments ‘While recognising the need to control and minimise lighting, the Local
Planning Authority also recognises that floodlighting and illuminated signs permit use
of sports and other facilities on those occasions when natural lighting is insufficient, is
important to the activity and security of some businesses, and may contribute to local
character and sense of place. Such lighting will need strong justification in rural areas
and is more likely to require time restrictions and automated controls for switch off
and dimming and will need to follow the ILP guidance.” The policy itself sets out that
in rural areas outside the Limits to Built Development there will be a presumption
against outdoor lighting except where it is for a reasonable level of safety or security,
or exceptional circumstances exist.

Policy EN19 of the Submission Local Plan relates to the High Weald Area of
Outstanding Natural Beauty comments that all development within, or affecting the
setting of, the High Weald Area of Outstanding Natural Beauty (AONB) shall seek to
conserve and enhance its landscape and scenic beauty, having particular regard to
the impacts on its character components, as set out in the High Weald AONB
Management Plan.

The boundaries of the site are generally marked with long established trees and
hedgerows. Because of these existing boundary treatments, which are to largely be
retained as existing, the site is generally not considered to be highly prominent from
the immediate surrounding public vantage points. Albeit it is noted that there are
open views across the site when viewed from the two access points along Frant
Road.

The application has been accompanied by a Landscape and Visual Appraisal, which
has been prepared by a suitable professional.
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The proposed 3g/all-weather pitch is proposed to be located within the north of the
site and to the southeast of the main club house (located towards the north west
corner of the grounds). The northern part of the pitch would fall within the Tunbridge
Wells Borough and the southern part would fall within Wealden. The surfacing of the
pitch would not be considered to appear highly visible from the surrounding public
vantage points or detract from the site’s character. The pitch would be sited
approximately 100m from Frant Road at its closest point. Because of this, the
surrounding screening in the form of existing built form and established boundary
treatments (which are to be retained) it is considered that the proposed perimeter
fencing around the all-weather pitch would not appear highly prominent from nearby
and surrounding public vantage points. Whilst the proposed floodlights would be
visible and would be considered to detract from the site’s setting and appearance,
they are not considered to be at odds with the sites character or use as a
recreation/sports ground and are not uncommon at such facilities. It is considered
that the benefits that they would provide not only to the existing sports clubs based at
the site, but also to the wider community would outweigh the relatively limited visual
harm.

The proposed storage building is again proposed to be located towards the north
boundary of the site, to the north of the proposed all weather pitch and to the south
east of the main club house. The storage building is proposed to be single storey,
brick built, structure. The proposed structure is considered to be of a relatively limited
scale and height that would appear clearly subservient to the main club house. The
proposed storage building is considered to be of scale and design that would not
appear visually intrusive or harmful to the sites context or character. By virtue of its
scale and location within the site the proposed structure us not considered to appear
highly prominent or visible from the surrounding public vantage points. Details of
materials have been conditioned to ensure a satisfactory appearance to the structure
and development.

The proposed retrospective decking and pergola adjoining the main clubhouse
building is considered to be of a modest scale and not of an excessive height. It is
not considered to be highly visible from the surrounding public vantage points and is
not considered to appear visually intrusive or detract from the character of the site
and its setting.

The proposal seeks to increase the onsite parking provisions from 55 spaces to 131
(an increase of 76 (parking spaces). The majority of the parking spaces at the site
are located along the site’s western boundary. The proposal is to extend this parking
area further to the south to create an additional 76 parking spaces. The access
arrangements to the site from Frant Road are not proposed to be altered. The
parking spaces are to comprise a porous grass grid parking area. In visual terms the
proposed parking would be well screened by existing boundary treatments and would
not be considered to have an unacceptable visual impact or impact upon the
landscape. It is noted that the majority of the additional parking proposed would fall
within the Wealden District.

The proposed creation of a cricket pitch and new pavilion would both be sited entirely
within the Wealden District and therefore permission could be directly and solely
sought by the applicant to Wealden District Council. In any case, the proposed
cricket pitch would result in the loss of an agricultural field, but in visual terms would
remain open in nature and devoid of built form (other than a small timber field
shelter). The proposed cricket pavilion is a relatively modest, single storey, timber
structure to be located within the south west of the existing recreation grounds. It is
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considered to be of appropriate design for its purpose and would respect the site’s
setting within the AONB.

It is acknowledged that the proposed floodlights and lighting to serve the proposed all
weather pitch would have an impact upon the landscape. However, it is noted that
application 02/00727/FUL granted consent at the site for lighting to serve a training
pitch, albeit for four lights on a lesser scale than that proposed under this application.
Nonetheless, the principle of lighting to serve a training pitch has previously been
considered to be acceptable.

The Council’s Landscape and Biodiversity Officer has considered the proposed
developments at the site along with the submitted landscape and visual appraisal.
The Landscape and Biodiversity Officer has not sought to object the development in
regard to its visual impact, impact upon the landscape or AONB. They consider that
the proposal would result in residual harm to the AONB, but considers that the effects
on both landscape and visual amenity are limited and could be characterised as
Slight or Slight to Moderate in landscape terms.

The Council’s Landscape and Biodiversity Officer considers that the level of harm to
the landscape and AONB when taking account of the limited nature and extent of the
harm, the site context and nature of the proposal is likely to be acceptable. They
conclude that through mitigations and enhancements the impact would be further
softened, and they ultimately do not object to the application on landscape grounds.

Whilst it is acknowledged that the proposed development would result in some
limited harm to the landscape and AONB, it is not considered that the proposed
works would appear out of character at a recreation/sports ground and that the
benefits of the proposal would outweigh this limited harm. The proposed
development is therefore considered to have an acceptable visual impact and would
not be considered to warrant refusal on such grounds.

Residential Amenity

Policy EN1 of the Council’s Local Plan, requires under criterion 2 that proposals
would not cause significant harm to the residential amenities of adjoining occupiers,
when assessed in terms of daylight, sunlight and privacy. Policy EN1 also addresses
a loss of outlook from nearby occupiers. For an ‘outlook’ to be substantially harmed
the impact must be far greater than a simple change of view. The preservation of a
private view/vista or the corresponding impact on adjoining property values through
any loss of that view/vista are not material planning considerations.

Within the Submission Local Plan, Policy EN1 outlines various criteria which all
proposals for development will be required to satisfy. With regard to residential
amenity, the policy requires that proposals should not cause significant harm to the
amenities of occupiers of neighbouring properties and uses. Criterion 1 requires that
development does not result in, or is exposed to, excessive noise, vibration, odour,
air pollution, activity, vehicular movements, or overlooking and criterion 2 requires
that the built form does not create an unacceptable loss of privacy and overbearing
impact, outlook, or daylight and sunlight enjoyed by the occupiers of adjacent/nearby
properties. In addition, the policy requires that proposals should create safe and
secure environments and incorporate adequate security measures and features to
deter crime, fear of crime, disorder, and anti-social behaviour.

The proposed development is considered to have the most potential impact upon the
adjacent properties of 215 — 245 Forest Road (odds only) (situated to the immediate
north of the application site), 6 & 7 Copperfields (situated to the immediate north
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east), the properties to the immediate east within Dukes Drive which back onto the
application site (nos 15, 16, 25, 26, 27 and 30), the property of Cherry Trees (located
to the immediate south of the site and within the Wealden District), along with the
properties situated to the north west along the opposite side of Frant Road (including
properties within Redcliffe Place and St Marks Road)

Forest Road is located to the immediate north of the proposal stie where a number of
properties back on to the application site. These properties generally comprise
detached properties, which sit within spacious plots, and front towards the north.
There are however a small number of other property types including an apartment
block and a semi-detached unit. It is also noted that properties nos 217-229 (located
further towards the north east corner of the grounds) generally sit within much
smaller plots when compared to nos 233-243 which lie to the west of these
residential properties.

The properties of 6 & 7 Copperfields are located to the immediate north east of the
site and comprise detached units which back onto the application site. Also, to the
north east of the site lies the properties within Dukes Drive which comprise two
storey units that generally back onto the application site. The property of Cherry
Trees is a detached unit to the immediate south of the site (this property falls within
the Wealden District).

By virtue of the nature of the development, existing screening, and separation
distance from the proposals to these neighbouring properties it is considered that the
proposed development would not result in such a loss of light, privacy or outlook to
these neighbouring properties or have such an overbearing impact to warrant refusal
on such grounds.

The main concerns in regard to residential amenity raised by local residents relate to
noise and lighting at the site as a result of the proposed developments and intensified
use. A noise impact assessment has been submitted in support of the application,
which has been prepared by a suitable professional. The report concludes that even
if the proposed all-weather pitch was used at full capacity the predicted sound
pressure levels from the new artificial grass pitch would only have a slight impact on
the soundscape. The Council’s Environmental Protection Team have been consulted
on the application and note the results of the submitted noise impact assessment.
They however comment that there is a potential for noise associated with this
development, particularly with hired use of the proposed all weather pitch. To
adequately address this matter Environmental Protection have recommended a noise
management plan condition and have not sought to object to the application on the
grounds of the development generating an unacceptable level of noise. It is therefore
not considered that proposed development, subject to a condition, would generate
such a level of noise that would have such a detrimental impact upon the amenities
of the surrounding residential properties to warrant the application being refused on
such grounds.

Whilst it is acknowledged the introduction of the proposed facilities may result in an
increased use of the site, most likely in the during the week when hired out to
external groups and users, there are presently no planning restrictions to prevent
such a use now at a long-established sports/recreation ground.

In regard to lighting the proposed lighting to serve the proposed all-weather pitch is
relatively standard for the type of development proposed. The application is
supported by lighting details and calculations and neither the Council’s
Environmental Protection Team and Landscape and Biodiversity Office have sought
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to object to the lighting proposed but have recommended that conditions are
attached in regard to lighting details/scheme of lighting. These conditions have been
attached. Subject to this condition it is not considered that the proposed lighting
would have such a detrimental impact upon the amenities of nearby properties to
warrant the application being refused on such grounds.

It is concluded that the amount, scale and design of the proposals would be in
keeping with the character and appearance of the surrounding area, in accordance
with local and national planning policy and guidance.

Highways and Parking

Paragraph 111 of the NPPF sets out that ‘Development should only be prevented or
refused on highways grounds if there would be an unacceptable impact on highway
safety, or the residual cumulative impacts on the road network would be severe’.

Core Policy 3 of the Council’'s Core Strategy relating to Transport Infrastructure
seeks to promote sustainable modes of transport, including cycling, walking and the
use of public transport in order to reduce dependence on private car use. It seeks to
improve pedestrian and cycle links across the borough and pursue improvements to
transport links in the rural areas along with conserving and enhancing the rural lanes
network to ensure that they are convenient and safe for users. The policy also seeks
to provide adequate provision for the maintaining and improvement of transport
infrastructure at the strategic and local levels through working with partners and
seeks to improve the strategic rail and highways networks.

Policy TP1 of the Council’s Local Plan relates to Travel Plans and requires that
proposals for large scale non-residential developments to be accompanied by a
transport assessment and travel plan to demonstrate the adequacy of the transport
infrastructure to serve the development. Policy TP4 relates to access to the road
network and sets out that proposal will be permitted provided that the road network
has adequate capacity to cater for the traffic which would be generated from the
development, that a safely located access with adequate visibility splays can be
created/provided, that outside the LBD the development would not involve the
provision of an additional access onto a primary or secondary route and that the
traffic generated from the proposal does not compromise the safe and free flow of
traffic or the safe use of the road by others. The policy also requires that where a
proposal requires highway improvements that the developer will be required to meet
the cost of the improvements where these are fairly and reasonably related to the
development. Policies TP5 and TP9 of the adopted Local Plan seek to ensure
adequate parking and cycling provisions respectively.

Policy TP1 of the Council’s Submission Local Plan relates to transport statements,
travel plans and mitigation. The policy seeks to ensure that developments provide a
satisfactory transport assessment and are able demonstrate that the impacts of trips
generated from a proposal will be mitigated to avoid causing an unacceptable impact
on highway safety. Policy TP2 relates to transport designs and accessibility and
seeks to ensure that proposals are safe for all users and create a high quality built
environment that enhances the public realm, which greatly contributes to the
attractive character of the borough. It also seeks to ensure that schemes enable
sustainable travel, including active travel and public transport as alternative modes of
transport to the private car as well as permeability through sites through the
maintenance and enhancement of linkages to the public footway network. Policy TP3
which relates to parking standards seeks to ensure that adequate parking is provided
and that proposals for non-residential developments within the borough shall apply
the maximum parking standards in accordance with Kent County Council’s guidance
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Access

The proposal seeks to utilise the existing vehicle access points to the site from Frant
Road. The submitted transport statement estimates that the new all-weather/3G pitch
can accommodate up to 50 additional rugby participants on weekdays and weekends
which may result in up to 100 additional trips on the network, although peak hour
trips are considered unlikely. The transport statement also notes that 3G/all-weather
pitches typically allow continued use of the facilities when other pitches are
unplayable. In addition, outside of the use of the facility by the proposal will also
accommodate community and school use.

Whilst it is noted that the proposed development would likely result in an overall
increase in movements to the site, the access points are located within a 30mph
stretch of road and in close proximity to other junctions. KCC Highways have been
consulted upon the application and consider the proposed access arrangements to
the site to serve the proposed developments are appropriate subject to conditions
(including visibility splays to ensure they are provided and maintained). It is therefore
considered that there are no objections to the application on the grounds of access.

Parking

The application site currently comprises 55 parking spaces (located within the north
west and along the west boundary of the site). The application seeks to extend the
existing parking area running along the sites west boundary to provide a further 76
parking spaces resulting a total of 131 parking spaces at the site.

The proposed level of additional parking at the site (76 spaces) is considered by KCC
Highways to be in excess of that generated by the additional usage of the ground
and the proposed all weather pitch itself with respect to KCC standards. The
proposed additional parking at the site is also considered by KCC Highways to
accommodate some of the existing on street parking by users of the club and reduce
the impact and parking pressures on the surrounding road networks. KCC do
however recommend that further consideration is given to the possibility further
staggering start and finish times of the matches and junior sessions to further reduce
parking stress in the area. An informative has thus been attached. A condition has
also been attached in regard to car park surfacing | the interest of visual amenity and
to ensure that there is no spread of mud onto the highway.

It is also considered that the site is within a highly sustainable location where future
occupiers have access to a range of services/facilities and public transport links (a
bus stop is located opposite the main entrance to the grounds). It is therefore not
considered that future users would be entirely dependent on the use of a private
vehicle to access the facilities and that there would be adequate parking to support
the proposed development. A condition has also been attached to ensure the
installation of EV charging points at the site.

It is also noted that a good level of cycle parking is proposed which would aid to
promote such a sustainable transport method. Therefore, it is considered that the
proposed level of parking provided for the development is acceptable for the site’s
sustainable location.

It is noted that parking and parking issues within the surrounding roads, particularly
during peak times of usage of the grounds, has been raised as an issue by local
residents. This is an existing situation where there are no planning controls to
prevent users of the ground parking within the surrounding roads and walking to the
ground.
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It is nonetheless recognised that residential areas such as this can be prone to
parking saturation during the peak use of such facilities. Whilst all comments
received are material to this decision, their remit does should relate to highway safety
matters rather the management of on-street parking. It is noted that concerns have
been raised in regard to parking and the potential increased parking pressures on the
surrounding road networks. There is a difference between the inconvenience of
parking to local residents, where visibility is restricted either side of a driveway (a
common occurrence in residential areas in and around urban areas) and
parking-related highway safety. Inspectors have, at appeal, traditionally only given
weight to highway safety issues arising from parking. It would be difficult to directly
attribute a significant parking-related safety issue directly to this development, given
the nature of the current roadside parking, the level of onsite parking proposed (in
accordance with KCC guidance) and the fact that there is some parking availability in
nearby streets. Therefore, in this instance, it is not considered that the proposal
would cause such a harm to highway safety to warrant refusal.

Summary

Taking the above into account, the development is considered to be acceptable in
highway safety terms and provides an appropriate level of on-site parking. The
proposal is therefore considered to comply with current local, KCC and national
planning policy and guidance.

Heritage Impact

The Tunbridge Wells Conservation Area (located to the north-west) and in close
proximity to a Grade Il listed building (part of 247 Forest Road, situated
approximately 45m to the north-west).

Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act
1990 and case law makes it clear that, amongst other things, when a development
will harm a heritage asset of its setting, the decision-maker must give that harm
considerable importance and weight; with reference to S.72 of the Planning (Listed
Buildings and Conservation Areas) Act 1990 makes it clear that the decision-maker is
only asked to preserve the special character and appearance of the Conservation
Area and not enhance it.

Paragraph 199 of the NPPF states that ‘When considering the impact of a proposed
development on the significance of a designated heritage asset, great weight should
be given to the asset’s conservation (and the more important the asset, the greater
the weight should be). This is irrespective of whether any potential harm amounts to
substantial harm, total loss or less than substantial harm to its significance.’

Core Policy 4(5) of the Council’s Core Strategy sets out that the Borough's heritage
assets, including Listed Buildings and Conservation Areas will be conserved and
enhanced and special regard will be had to their settings.

Policy EN5 of the Council’s Local Plan sets out that development should not be
detrimental to the character or appearance of a conservation area and that proposal
should preserve or enhance the character and appearance of an area.

Policy EN5 of the Council’'s Submission Local Plan comments that proposals that
affect a designated or non-designated heritage asset, or its setting, will normally only
be permitted where the development conserves or enhances the character,
appearance, amenity, and setting of the asset.
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The Council’s Conservation Officer has been consulted on the application and has
commented on the application that specialist advice from the Built Heritage Team is
not, in this case, necessary for the determination of this application. It is therefore not
considered that the proposed works would have a detrimental or harmful impact upon
the setting of the adjacent Conservation Area or nearby Grade Il listed property. The
proposed development is therefore considered to be acceptable in regard to heritage
impact.

Drainage and Flooding

Paragraph 159 of the NPPF sets out that ‘lnappropriate development in areas at risk
of flooding should be avoided by directing development away from areas at highest
risk (whether existing or future). Where development is necessary in such areas, the
development should be made safe for its lifetime without increasing flood risk
elsewhere.’ Paragraph 167 sets out that when determining any planning applications,
local planning authorities should ensure that flood risk is not increased elsewhere
and that where appropriate, applications should be supported by a site-specific
flood-risk assessment. Paragraph 169 comments that major developments should
incorporate sustainable drainage systems unless there is clear evidence that this
would be inappropriate.

Core Policy 5 of the Council’'s Core Strategy comments that proposals should
produce no negative effects on existing flood patterns; and, where necessary, apply
mitigation and adaptation measures to reduce potential flood risk.

Policy EN25, which relates to flood risk, of the Council’s Submission Local Plan
requires that proposals for new development should contribute to an overall flood risk
reduction, and development will only be permitted where it would not be at an
unacceptable risk of flooding on the site itself, and there would be no increase to
flood risk elsewhere.

It is understood that the site is presently often waterlogged and results in number of
rugby matches being postponed/cancelled. The site in planning terms falls outside of
a designated flood zone (being within Environment Agency Flood Zone 1) or a
Strategic Flood Risk Area. The proposed development would nonetheless result in
an increase of built form at the site and require engineering operations.

A flood risk assessment has been submitted in support of the application, which has
been prepared by a suitable professional. In regard to the sites existing condition and
current flood conditions the report concluded that the flood risk profile of this site is
effectively ‘Low,” with the only concern being surface water flooding in the southeast
of the recreation ground.

The additional runoff from the proposed development areas is proposed to be divided
into two catchments, based on the existing land drainage topography. Catchment 1
and the pavilion are proposed to drain to the Moxon ponds, located to the southwest
of the site via the existing drainage infrastructure around the existing pitches.
Catchment 2 is proposed to drain to the existing sewer on Frant Road, as the existing
runoff from the sports pavilion and existing car park are currently already directed to
the surface water sewer. All non-artificial grass pitches were considered permeable
within the assessment, with land drains to be provided to prevent ponding over the
pitch surfaces.

The proposed ‘impermeable’ areas set out within the submitted assessment included
the all-weather 3G pitch, storage building, tarmac car park and associated
hardstanding. However, the assessment noted that the all-weather/3G pitch is not



Planning Committee Report
17 May 2023

10.74

10.75

10.76

10.77

10.78

10.79

10.80

expected to behave as a fully impermeable area, but as infiltration rates are too low
to efficiently drain the area, the runoff from said pitch will be directed offsite.

The required storage volume for catchment 1is proposed to be provided partly within
the pitch subbase and partly above ground. The pitch subbase is shown to hold
sufficient volume for all events up to and including the 1 in 30-year event. In larger
events, the southern end of the pitch is proposed to in effect act as an above ground
attenuation basin, with the stored runoff held behind a raised kerb line. The required
storage volume for catchment 2 is proposed to be provided within porous subbases
below the paving area and proposed car park.

The submitted assessment/report concludes that the proposed development will not
increase the flood risk, either on this site or to neighbouring properties, and so shall
comply with the 2021 NPPF and current PPG.

KCC Flood and Water Management have been consulted upon the application and
have not sought to object. The proposed arrangements are considered to be
appropriate for the site, would not significantly increase flood risk in the locality, and
that the development is considered to be acceptable, subject to conditions, in regard
to drainage and flooding.

Ecology

Paragraph 174 of the NPPF sets out that decisions should contribute to and enhance
the natural and local environment including by minimising impacts on and providing
net gains for biodiversity. Paragraph 179 seeks to enhance biodiversity and promote
the conservation, restoration, and enhancement of priory habitats, ecological
networks and recovery of protected species and identify and pursue opportunities for
securing measurable net gains for biodiversity. Paragraph 180 of the NPPF
comments that if significant harm to biodiversity resulting from a development cannot
be avoided (through locating on an alternative site with less harmful impacts),
adequately mitigated, or, as a last resort, compensated for, then planning permission
should be refused.

Core Policy 4 of the Council’'s Core Strategy sets out that the borough's built and
natural environments are rich in biodiversity. The policy seeks to avoid net loss of
biodiversity and geodiversity across the borough as a whole and that opportunities
for biodiversity enhancements will be identified and pursued by the creation,
protection, enhancement, extension and management of green corridors and through
the development of green infrastructure networks in urban and rural areas to improve
connectivity between habitats.

Criterion 5 of Policy EN1 of the Local Plan requires developments to not have a
significant adverse effect on any features of nature conservation importance which
could not be prevented by conditions or agreements. Policy EN9 of the Council’s
Submission Local Plan seeks for developments to provide net gain.

An ecological appraisal has been submitted in support of the application along with a
landscape plan and details of enhancements and mitigation, which has been
prepared by a suitable professional. The Council’s Landscape and Biodiversity
Officer is satisfied with the proposed landscape plan and the ecological
enhancements and subject to securing a LEMP (landscape and ecological
management plan) via condition is satisfied that the biodiversity gains of 0.94%
predicted will be achieved or exceeded.
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However, and as set out with the Council’'s Landscape and Biodiversity Officers
comments the proposal is unlikely to result in an overall biodiversity net gain of 10%,
which is the standard generally sought. Whilst the proposed development would
comply with the Council’s Core Strategy requirements of not resulting in a net loss of
biodiversity the proposal would fail to meet the requirements of the (more recent)
Environment Act and the requirements of the policy within the Submission Local
Plan. The Council’s Landscape and Biodiversity Officer sets out that in order to
achieve a gain of 10% the applicant would have to make an off-site
provision/contribution of £54,000 (3 units at a cost of £18,000 per unit).

The Council’s Landscape and Biodiversity Officer does however recognise that
proposal does provide public benefits and is an application type which nominally
struggles for funding. It is acknowledged that such a financial contribution (£54,000)
may be beyond the means of the scheme and in such instances, it is for the Council
to consider whether the public benefits outweigh the conflict with the emerging policy.

The club and applicant have advised that the budget for the project when it was first
conceived om 2019/2020 was in the region of one million pounds, which is a
substantial outlay for ultimately an amateur sports club. It is advised that the source
of the funding is through donations, fund raising and grants, which is relatively
common for such a project for a community club. Since the project was initially
budgeted build costs have significantly escalated (by at least 50%) in line with rising
costs with the economy, but particularly the construction sector and cost of materials.

The applicant still considered that it is possible to raise the funds to deliver the
proposed scheme, however it is understood that fund raising is still on going to meet
the increased costs. The applicant considers that the additional fee/contribution
required (£54,000) to achieve a 10% in biodiversity net gain to the overall costs is a
considerable sum, particularly given the increased cost of the project and the
additional fund the applicant has had to find/raise. The applicant has commented that
any significant contribution, even for a single unit (£18,000), would not make the
proposal viable and ultimately end the project. This would be detrimental to the
sports clubs based at the grounds along with the loss of the community benefits such
a development would provide.

The Council’'s Landscape and Biodiversity Officer has suggested within their
comments that additional land would assist with meeting the 10% requirements of the
emerging policy. The club and applicant are already purchasing the land to the south
of the established recreation grounds to create the proposed replacement cricket
pitch (The Moxon Pitch). It is understood that the deal agreed in principle between
the applicant and landowner has been altered once during the application process to
allow for the increase in size needed for the replacement cricket pitch and wicket (as
required by Sport England). The landowner of this land to the south of the grounds
was accommodating on this point, but it is understood that any further release of land
or other agreement with them is not going to be possible. This is not so much a
financial issue, but rather one of there not being a willing seller of additional land.

The requirements for the delivery of 10% in biodiversity net gain is a matter of
planning judgement and balance for the LPA. Taking into consideration the benefits
of the proposal are considered to be the significant improvements in facilities at the
grounds not only to the existing sports clubs (and members of those clubs) but also
the added community benefits most notably in the form an additional all-weather/3g
pitch to the borough (where there is presently an identified shortfall with the pitch
strategy), which is to be available to the wider community and schools. In considering
these considerable wider community benefits, that the proposal meets the Council’s
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adopted policy requirements of no net loss, the substantial cost already of delivering
such a project and the lack of further available land available; it is considered that the
benefits of the scheme outweigh the lack of achieving a net gain of 10% (which
would not result in a net loss) and therefore the LPA are not seeking a contribution
towards net gain.

The proposal is therefore considered to be acceptable in this regard, subject to
conditions.

Tree Impact

Paragraph 131 of the NPPF comments that ‘Trees make an important contribution to
the character and quality of urban environments, and can also help mitigate and
adapt to climate change...’

Policy EN13 of the Council’s adopted Local Plan comments within the preamble that
‘Trees and woodland contribute greatly to the appearance of the countryside, and the
character of many of the towns and villages within the Plan area, as well as providing
valuable wildlife habitats.” The policy itself sets out that ‘Development will not be
permitted if it would damage or destroy one or more trees protected by a Tree
Preservation Order, or identified as Ancient Woodland, or in a Conservation Area,
unless:

1. The removal of one or more trees would be in the interests of good arboricultural
practice; or

2. The desirability of the proposed development outweighs the amenity value of the
protected tree’

Policy EN12 of the Submission Local Plan relates to Trees, Woodland, Hedges, and
Development. The policy sets out that permission will not normally be permitted
where the proposal adversely affects important trees, woodlands, and hedgerows
and that where there is an unavoidable loss of trees on-site, however, an appropriate
number of suitable replacement trees (in terms of species and size) that replaces or
exceeds that which is lost will be required to be planted on-site.

An Arboricultural report has been submitted with the application, which has been
prepared by a suitable professional. The north, east and south boundaries of the
grounds are generally demarcated by lengths of native and ornamental hedge; and,
the west boundary, by a line of scattered trees, dominated by oak and willow. The
proposal is to retain all hedges and trees where possible, but would require the loss
of two ornamental trees (TG40) and two young oaks (TG41) to the northwest of the
site, along with a small beech (T60) and a small birch (T61) within the south-eastern
field.

The Council’s Tree Officer has considered the application and has commented that
the loss of the trees within the site can be mitigated through appropriate replacement
planting and that the impacts upon the retained trees can be minimised through a no
dig construction method. They have not sought to object to the application and have
recommended conditions, which have thus been attached and recommended. The
proposed development is therefore, subject to conditions, not considered to have an
unacceptable tree impact.

Other Matters

Loss of Agricultural Land

Paragraph 174 (b) of the NPPF sets out that planning policies and decisions should
contribute to and enhance the natural and local environment by recognising the
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intrinsic character and beauty of the countryside, and the wider benefits from natural
capital and ecosystem services — including the economic and other benefits of the
best and most versatile agricultural land, and of trees and woodland.

Policy EN20 of the Council’s Submission Local Plan seeks to protect the most
versatile agricultural land from significant, inappropriate, or unsustainable
development.

The proposed development would result in the loss of agricultural land in order to
create/provide the replacement cricket pitch, to the south of the established grounds,
and within the Wealden District.

The field is considered to be of a relatively limited size and along with the topography
may restrict the range of crops that can be grown and the manner in which they can
be cultivated. It is also noted that there is no agricultural infrastructure on site such
that its loss would compromise operation of the wider agricultural operations. Based
on the above there is no objection in regards to the loss of the site as agricultural
land.

Notwithstanding the above, it is also considered that other material considerations
relevant to this proposal, being the significant wider community benefits of the
proposed development as outlined above that would outweigh the harm caused with
the loss of this land for agricultural purposes.

Land Contamination

Core Policy 5 (Sustainable Design and Construction) of the Council’'s Core Strategy
requires that all new developments manage, and seek to reduce, air, light, soil and
noise pollution levels, acknowledging that the presence of contaminated land can be
a risk to human health and the environment. It is recognised, however, that
development proposals can present an opportunity for the remediation of
contaminated land and as such developments are expected to conform to the
principles and requires set out in the Borough Contaminated Land Inspection
Strategy. Furthermore, any development on previously developed land, or
development with sensitive end uses, should take potential land contamination into
consideration.

In addition, the Submission Local Plan at Policy EN28, relating to land contamination,
sets out that development proposals on a site that is known, or suspected, to be
affected by contamination will only be permitted (in lined with the requirements of the
Council’'s latest adopted Contaminated Land SPD) where practicable and effective
measures are taken. These measures should avoid: exposing future occupiers and
users of the development or people in the locality to unacceptable risk to health;
threatening the structural integrity of any existing building or structure built on, or
adjoining, the site; causing the contamination of any watercourse, water body, or
aquifer; causing the contamination of adjoining land, its residents or users, or
allowing such contamination to continue; and, damaging or putting at unacceptable
risk the quality of the natural environment. The policy consequently requires a risk
assessment to be undertaken at the earliest stage, detailing the methodology by
which risks will be addressed and ensuring the treatment and/or removal of all
contaminants prior to the commencement of development.

The northwest corner of the grounds, including the main club house, falls within an
area identified as potentially contaminated land buffer zone. The Council’s
Environmental Protection Team have commented that the site does not appear on
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our database as potentially contaminated and have thus not raised any concerns in
regard to this matter.

Air Quality

10.100 Policy EN21 of the Submission Local Plan sets out the Council’s approach toward
protecting air quality in the borough. The policy sets out that development will not be
permitted when it is considered that the health, amenity, or natural environment of
the surrounding area would be subject to unacceptable air quality effects (that are
incapable of being overcome by a condition or planning obligation), taking into
account the cumulative effects of other proposed or existing sources of air pollution in
the locality.

10.101 The Council’'s Environmental Protection Team have commented that the site is not in
or near an air quality management area. The proposed development is not
considered to result in such an intensified use of the grounds or detrimental impact
upon air quality to warrant the application being refused on such grounds.

Community Engagement

10.102 The NPPF gives great weight and support to proposals where active community
engagement has taken place, with Paragraph 16(c) promoting early and meaningful
engagement and collaboration with neighbourhoods, local organisations and
businesses.

10.103 The applicant sought pre-application advice from the LPA and this application follows
a previously withdrawn application. The Applicant is understood to have held a Public
Consultation event at the main clubhouse on Wednesday 9" June between 5-7pm
and a flyer which was distributed to neighbours.

Construction Management

10.104 Given its temporary nature little weight can be given to this matter. It is considered
that a construction management plan is necessary however in this instance given the
scale of the development and the site’s location. Therefore, a condition has been
recommended. There are also powers to deal with statutory nuisance from noise and
disturbance from construction sites through Environmental Health Legislation.

Accuracy of Plans and Documents

10.105 Comments have been made in regard to the accuracy of the submitted plans and
details. The plans are within the tolerances of accuracy and all of the proposed plans
are considered to be consistent with one another.

Medium Gas Pipeline

10.106 Parts of the site adjacent to the site’s west boundary are within a 25m buffer zone of
a Medium Gas Pipeline. SGN have been consulted on the application and have SGN
stated within their comments that there should be no mechanical excavations taking
place above or within 0.5m of any low/medium pressure system or above or within
3.0m of an intermediate pressure system, with the recommendation that the gas
safety advice booklet provided should be passed to the applicant as well as that safe
digging practices in accordance with HSE publication HSG47 must be used to verify
and established the actual position of any mains, pipes, services and other apparatus
on site before any mechanical plant is used. This will consequently be ensured via an
informative.

Conclusion
10.107 Whilst is acknowledged that the proposed development would result in harm to the
sites locality and setting of the AONB, this harm is considered to be limited due to the
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restricted vantage points and that the development forms part of established
sports/recreation grounds. As set out above the proposed public and community
benefits are considered to outweigh this limited harm and the proposed development
is considered to be policy compliant. The application is therefore considered to be
acceptable, subject to conditions, and is recommended for approval.

11.0 RECOMMENDATION — GRANT Subject to the following conditions:
Implementation

1. The development hereby permitted shall be begun before the expiration of 3 years
from the date of this decision.

Reason: To comply with the requirements of Section 91 of the Town and Country
Planning Act 1990 as amended by Section 51 of the Planning and Compulsory
Purchase Act 2004.

Approved Drawings
2. The development hereby permitted shall be carried out in accordance with the
following approved plans:

LLD2320-ECO-CALC-001-01 - BNG

LLD2320-ECO-DWG-020-01 - Ecological Enhancements Plan
LLD2320-LAN-DWG-100 rev 01 - Detailed Soft Landscaping Plan
LLD2320-ARB-DWG-002-02_TRPP - Tree Retention and Protection Plan
LLD2320-ARB-REP-001-01 - Arboricultural Impact Assessment and Method
Statement

LLD2320-LAN-SCH-001-00 - Plant Schedule and Specification (Rev 01)
LLD2320-LAN-DWG-100-00 - Detailed Soft Landscape Plan - Cricket Pitch
Detailed Plant Schedule & Specification

1609 _SI.AP(2)10 AREAS _ - Proposed Site Plan with Areas (Rev M)
1609_SI.AP(2)10_ - Proposed Site Plan (Rev M)

1609_AP(2)10_ - Proposed St Mark's Recreation Ground Floor Plan (Rev N)
1609 _AP(2)11 Rev H - Proposed Clubhouse and storage Plan
1609_AP(2)1 Rev K - Proposed Clubhouse Parking Plan

1609_AE(2)10 Rev C - Proposed Store front and rear elevations

1609 AE(2) 12 Rev C_- Proposed Store side elevations

1609 AE(2)13 Rev B - Proposed Store and 3g elevations

1609_AE(2)14 Rev B - Proposed Store and 3g elevations north and south
1609 AP(2)13 Rev G- Proposed Extended Parking Plan

1609 AP(2)14 Rev G- Proposed Cricket Pavilion Plan

1609 _AE(2)15 Rev G- Proposed Cricket Pavilion Elevations
1609_AP(2)15 Rev B - Proposed First Team, 3G & Youth Pitches Plan
1609_AE(2)16 Rev B - Proposed Pergola Decking Elevations
1609_AP(2)16 Rev M - Proposed Moxon Cricket Field

1609_AE(2)17 - Proposed Moxon Shelter

1609_AP(2)17 Rev C - Proposed Store Ground Floor and Roof Plan
1609_AP(2)18 Rev | - Proposed Decking and Pergola Plan

Reason: To clarify which plans have been approved

External Materials

3. Written details including source/ manufacturer, and samples of bricks, tiles, cladding
and roofing materials to be used externally for the hereby approved storage building
and cricket pavilion shall be submitted to and approved in writing by the Local
Planning Authority before above ground development is commenced and the
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development shall be carried out using the approved external materials.
Reason: In the interests of visual amenity.

Construction Environmental Management Plan

4. Prior to the commencement of the construction works, including earthmoving, for any
phase of the development a Construction Environmental Management Plan relating
to that phase shall be submitted to and approved in writing by the Local Planning
Authority. The construction of the development shall then be carried out in
accordance with the approved Construction Environmental Management Plan and
BS5228 Noise Vibration and Control on Construction and Open Sites and the Control
of dust from construction sites (BRE DTi Feb 2003) unless previously agreed in
writing by the Local Planning Authority.

The Scheme shall include, but not be limited to, the following details:
e A programme for carrying out the works, including set up, preparation and
clearance of the site;

e Details of the number and frequency of construction vehicle movements;

e Construction vehicle routes to and from and within the site with distance details;

e A construction workers' travel plan;

¢ A detailed traffic management plan to control traffic during the construction
phases,

o Details of on-site parking and site operatives', contractors and construction
vehicles;

e Details of any temporary buildings, enclosures and staff facilities;

Measures to minimise and control noise, vibration, dust, odour, exhaust, smoke

and fumes during construction;

Construction delivery hours;

Design and provision of site hoardings (if required);

Details of noise mitigation;

Measures to minimise the potential for pollution of groundwater and surface

water;

Measures to protect water resources;

Measures to protect ecology;

Measures to protect trees, woodland and planting;

The arrangements for public consultation and liaison during the construction

works;

e Measures to prevent the transfer of mud or other detritus onto the highway and
its prompt removal if it occurs;

¢ Details for soil management in accordance with the DEFRA construction code of
practice for sustainable use of soils on construction sites;

o Details of the storage and removal of any spoil from the site including likely
number of vehicle trips;
Provision of wheel washing facilities.

e Temporary traffic management / signage.
Provision of measures to prevent the discharge of surface water onto the
highway.

The construction of the development shall be carried out in accordance with the
approved Construction Environmental Management Plan relating to that phase of
development unless otherwise agreed in writing by the Local Planning Authority.

Reason: In the interest of highway safety and to protect the amenities of the area, air
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quality, water resources, trees and ecology during the construction phase. Such
details are fundamental to the application and are therefore required prior to its
commencement.

Tree Protection

5. Notwithstanding the details submitted, no development shall take place until details
of tree protection in accordance with British Standard BS 5837:2012 have been
submitted to and approved in writing by the Local Planning Authority. These details
shall be set out in a standalone Arboricultural Method Statement (AMS) and scale
able Tree Protection Plan (TPP) or, where appropriate, a combined AMS/TPP or set
of statements and plans.

The AMS and TPP shall cover all trees to be retained which could be impacted by
the development, and shall include specific measures to protect these trees through
all phases of the development, including measures for:

details of any necessary site supervision and reporting procedures;
the location of site facilities and materials storage;

demolition of existing structures/hard surfaces;

changes in ground levels, including the location of construction spoil;
installation of new hard surfaces;

Where these may encroach into root protection areas and/or present canopy
spreads.

All construction activities shall be carried out in accordance with the approved AMS
and TPP, unless otherwise agreed in writing by the Authority.

Reason: Pursuant to Section 197 of the Town and Country Planning Act 1990, to
safeguard existing trees to be retained, mitigate impacts from development which
could lead to their early loss and protect the public amenity and character of the local
area.

Tree Protection (2)

6. The hereby approved development shall be carried out in such a manner as to avoid
damage to the existing trees to be retained, including their root systems, and other
planting to be retained by observing the following:

e 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 approved Tree Protection Plan and Arboricultural Method
Statement, to the satisfaction of the Local Planning Authority. Such tree
protection measures shall remain throughout the period of construction;

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

o No materials or equipment shall be stored within the spread of the branches or
Root Protection Area of the trees and other vegetation;

¢ 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;

o 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.
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¢ 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.

Each phase of the development shall be carried out strictly in accordance with the
approved details unless otherwise agreed in writing by the Local Planning Authority.

Reason: Pursuant to Section 197 of the Town and Country Planning Act 1990 and to
protect and enhance the appearance and character of the site and locality. Such
details are fundamental to the application and are therefore required prior to its
commencement.

Landscaping
7. Prior to the commencement of above ground works, details of hard and soft

landscaping and a programme for carrying out the works within that phase shall be
submitted to the Local Planning Authority for approval. The submitted scheme shall
include details of hard landscape works, including hard surfacing materials; and
details of soft landscape works, including planting plans, written specifications and
schedules of plants, noting species, plant sizes and proposed numbers/densities
where appropriate.

Reason: In order to protect and enhance the amenity of the area. Such details are
fundamental to the application and are therefore required prior to above ground
works commencement.

Landscape Implementation

8. The landscaping scheme approved for the development shall be carried out fully
within 12 months of the completion of the development. Any trees or other plants
which, within a period of ten years from the completion of the development on that
phase, 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 the interest of visual amenity and in order to protect and enhance the
amenity of the area.

Landscape and Ecological Management Plan (LEMP)

9. A landscape and ecological management plan (LEMP) shall be submitted to, and be
approved in writing by, the Local Planning Authority prior to the commencement of
the hereby approved development. The content of the LEMP should also include the
following:

Description and evaluation of features to be managed.

A scheme for the enhancement of biodiversity on site.

Planting and management scheme for ecological areas.

Ecological trends and constraints on site that might influence management.
Aims and objectives of management.

Appropriate management options for achieving aims and objectives.
Prescriptions for management actions.

Preparation of a work schedule (including an annual work plan capable of being
rolled forward over a ten-year period).

e On-going monitoring and remedial measures.
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11.
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13.

o Details of the body or organisation responsible for implementation of the plan,
which is to be overseen by a Steering Group.
A tree management plan.

¢ Where monitoring indicates that the conservation aims and objectives of the
LEMP are not being met, the LEMP shall also set out how contingencies and/or
remedial action will be identified, agreed and implemented to ensure the
development delivers the biodiversity objectives of the originally approved
scheme.

o Details of the legal and funding mechanism(s) by which the long-term
implementation of the plan will be secured by the developer with the
management body(ies) responsible for its delivery.

The LEMP shall be implemented in accordance with the approved details.

Reason: To protect and enhance the landscape and existing species and habitat on
and adjoining the site (on land under the applicant's ownership and control). Such
details are fundamental to the application and are therefore required prior to its
commencement.

Visibility Splays

The hereby approved development shall be carried out in strict accordance with the
visibility splays as shown on 10911_100 P5, which shall be provided and maintained
thereafter unless otherwise agreed in writing with the Local Planning Authority.

Reason: In the interest of highway safety.

Parking & Turning provision

The area shown on the hereby approved drawings as vehicle parking spaces and
turning areas shall be provided, surfaced and drained in accordance with details
submitted to and approved in writing by the Local Planning Authority before the use
is commenced or the premises occupied, and shall be retained for the use of the
businesses, and visitors to, the development, and no permanent development,
whether or not permitted by the Town and Country Planning (General Permitted
Development) Order 2015 (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
vehicular access to the reserved parking spaces.

Reason: Development without provision of adequate accommodation for the parking
of vehicles is likely to lead to parking inconvenient to other road users.

Cycling and EV Charging Provisions

Prior to the first use of the hereby approved development details of cycle parking and
vehicle EV charging points shall be submitted and approved in writing by the Local
Planning Authority. The scheme thereafter shall be fully implemented in strict
accordance with the approved details unless otherwise approved in writing by the
Local Planning Authority.

Reason: To ensure a sufficient level of cycling parking and EV charge points are
provided and in the interests of highways safety.

Coach Access and Parking

Prior to the first use of the hereby approved development details of coach access
and parking arrangements shall be submitted to and approved in writing by the Local
Planning Authority. The scheme thereafter shall be fully implemented in strict




Planning Committee Report
17 May 2023

14.

15.

16.

17.

18.

accordance with the approved details unless otherwise approved in writing by the
Local Planning Authority.

Reason: To ensure appropriate coach access and parking arrangements are
provided and in the interests of highways safety.

Floodlighting
Prior to the first use of the hereby approved 3G/all-weather pitch, as shown on the

approved plans, a detailed scheme of lighting shall be submitted to, and approved in
writing by the Local Planning Authority. This scheme shall take note of and refer to
the Institute of Lighting Engineers Guidance Notes for the Reduction of Obtrusive
Lighting, GNO1, dated 2005 (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. Details of operating hours shall also be submitted. 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: In the interest of visual and residential amenity.

External Lighting

No external lighting shall be installed on the site other than that shown on the hereby
approved plans or as approved under condition 15 without the prior written consent
of the Local Planning Authority.

Reason: In the interests of amenity of adjoining residents.

Floodlight Shut-Off Controls

The flood lights hereby approved shall not be used until they are fitted with automatic
shut-off controls for when the all-weather pitch is not in use. Thereafter the automatic
shut-off controls shall be retained unless agreed otherwise in writing by the Local
Planning Authority.

Reason: In the interests of protecting surrounding residential amenity

Verification Of Installation Of Lighting Scheme

The use herby approved shall not commence until the applicant has provided written
evidence from a lighting professional that the installed scheme is in accordance with
the approved scheme and is operating within predicted limit.

Reason: In the interest of visual and residential amenity.

Noise Management Plan

Prior to the first use of the hereby approved 3G/all-weather pitch, as shown on the
approved plans, a management plan shall be submitted for approval to the Local
Planning Authority. The plan shall include but not be limited to examples such as
hours of operation and delivery, control of noise and noise from activities. The plan
should include procedures for response to complaints from residents or the Local
Authority. It should include a review mechanism in response to justified complaints.
Once approved the plan shall be implemented to the satisfaction of the Local
Planning Authority.

Reason: In the interest of residential amenity.
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Replacement and New Cricket Facilities

Prior to first use of the hereby approved 3G/all-weather pitch as shown on the
approved plans the replacement ‘Moxon’ Cricket Pitch will be completed and made
available for use prior to the removal of the current Kent wicket/pitch as shown within
the approved plans. The hereby approved cricket pavilion and ‘Moxon’ shelter and
equipment store, as shown on the approved plans, shall also be completed and
made available for use prior to first use of the hereby approved all-weather/3G/Rugby
Artificial Grass Pitch.

Reason: To ensure the satisfactory quantity, quality and accessibility of
compensatory provision which secures a continuity of use and to accord with Sport
England policy and guidance.

All-weather/3G Pitch Testing

Prior to the first use of the hereby approved all-weather/3G pitch, as shown on the
approved plans, certification that the approved pitch has been tested and meets
World Rugby Regulation 22 standard has been submitted to and approved in writing
by the Local Planning Authority in consultation with Sport England.

Reason: To ensure the development is fit for purpose and provides sporting benefits
and to accord with Sport England policy and guidance.

Community Use Agreement

Prior to the first use of the hereby approved development a community use
agreement shall be submitted to and approved in writing by the Local Planning
Authority in consultation with Sport England. The agreement shall apply to the hereby
approved All-weather/3G pitch, the cricket pitches, the clubhouse, cricket pavilion
and any ancillary facilities including parking forming part of the development and
shall include details of pricing policy, hours of use, access by hon-members,
management responsibilities and a mechanism for review. The development shall not
be used otherwise than in strict compliance with the approved agreement.

Reason: To secure well managed safe community access to the sports facilities, to
ensure sufficient benefit to the development of sport and to accord with Sport
England policy and guidance.

Facilities Management and Maintenance Scheme

Prior to the first use of the hereby approved all-weather/3G pitch, as shown on the
approved plans, a management and maintenance scheme for the facilities including
management responsibilities, a maintenance schedule and a mechanism for review
shall be submitted to and approved in writing by the Local Planning Authority after
consultation with Sport England. The scheme shall include measures to ensure the
replacement of the Artificial Grass Pitch (all-weather/3G pitch) within a specified
period. The measures set out in the approved scheme shall be complied with in full,
with effect from commencement of use of the respective sports facility.

Reason: To ensure that the new facilities are capable of being managed and
maintained to deliver facilities that are fit for purpose, sustainable and to ensure
sufficient benefit of the development to sport and to accord with Sport England policy
and guidance.

Hours of use (all-weather/3G pitch)

The hereby approved all-weather/3G pitch along with its associated lighting shall not
be used outside of the hours of 08:00 — 22:00 Monday — Saturday and 08:00 — 20:00
Sunday and public holidays unless otherwise agreed in writing with the Local
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25.

Planning Authority.

Reason: To balance illuminating the all-weather/3G pitch for maximum use and
benefit to sport and community with the interest of residential amenity and
sustainability and to accord with local, national and Sport England policy and
guidance.

Sustainable Surface Water Drainage Scheme

Development shall not begin in any phase until a detailed sustainable surface water
drainage scheme for the site has been submitted to (and approved in writing by) the
local planning authority. The detailed drainage scheme shall be based upon the
Surface Water Drainage Assessment prepared by GTA Civils and Transport Limited
dated 13 September 2021 and shall demonstrate that the surface water generated by
this development (for all rainfall durations and intensities up to and including the
climate change adjusted critical 100 year storm) can be accommodated and
disposed of without increase to flood risk on or off-site.

The drainage scheme shall also demonstrate (with reference to published guidance):

e That silt and pollutants resulting from the site use can be adequately managed to
ensure there is no pollution risk to receiving waters.

e Appropriate operational, maintenance and access requirements for each
drainage feature or SUDS component are adequately considered, including any
proposed arrangements for future adoption by any public body or statutory
undertaker.

The drainage scheme shall be implemented in accordance with the approved details.

Reason: To ensure the development is served by satisfactory arrangements for the
disposal of surface water and to ensure that the development does not exacerbate
the risk of on/off site flooding. These details and accompanying calculations are
required prior to the commencement of the development as they form an intrinsic part
of the proposal, the approval of which cannot be disaggregated from the carrying out
of the rest of the development.

Verification Report

No building on any phase (or within an agreed implementation schedule) of the
development hereby permitted shall be occupied until a Verification Report,
pertaining to the surface water drainage system and prepared by a suitably
competent person, has been submitted to and approved by the Local Planning
Authority. The Report shall demonstrate that the drainage system constructed is
consistent with that which was approved. The Report shall contain information and
evidence (including photographs) of details and locations of inlets, outlets and control
structures; landscape plans; full as built drawings; information pertinent to the
installation of those items identified on the critical drainage assets drawing; and, the
submission of an operation and maintenance manual for the sustainable drainage
scheme as constructed.

Reason: To ensure that flood risks from development to the future users of the land
and neighbouring land are minimised, together with those risks to controlled waters,
property and ecological systems, and to ensure that the development as constructed
is compliant with and subsequently maintained pursuant to the requirements of
Paragraph 165 of the National Planning Policy Framework.

Importing and Exporting of Soils
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26.

27.

28.

29.

30.

Prior to the commencement of the hereby approved 3G/all-weather pitch details of
the importing and exporting of soils or sub soils from or to the site shall be submitted
to and approved in writing by the Local Planning Authority.

Reason: These details are required prior to the commencement of development in
order to protect the amenity of the locality.

Earthworks and Levels

Prior to the commencement of the hereby approved 3G/all-weather pitch, details of
the proposed earthworks shall be submitted to and approved in writing by the Local
Planning Authority. These details shall include the proposed grading and mounding
of land areas including the levels and contours to be formed, showing the relationship
of proposed mounding to existing vegetation and surrounding landform. The
development shall thereafter be carried out in accordance with the approved details
unless previously agreed otherwise in writing by the Local Planning Authority.

Reason: In the interests of the amenity of the area. Such details are fundamental to
the application and are therefore required prior to its commencement.

Remove PD for Extensions & Change of Use

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 (as amended) (or any Order revoking or re-enacting that
Order with or without modification), no development or change of use shall be carried
out unless otherwise agreed in writing with the Local Planning Authority.

Reason: In the interests of protecting the character and amenities and highway
safety.

Watching Brief
No development shall take place until the applicant, or their agents or successors in

title, has secured the implementation of a watching brief to be undertaken by an
archaeologist approved by the Local Planning Authority so that the excavation is
observed and items of interest and finds are recorded. The watching brief shall be in
accordance with a written programme and specification which has previously been
submitted to and approved in writing by the Local Planning Authority.

Reason: To ensure that features of archaeological interest are properly examined
and recorded.

Reporting of Unexpected Contamination

In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing
immediately to the Local Planning Authority. An investigation and risk assessment
must be undertaken in accordance with the requirements of the associated condition,
and where remediation is necessary a remediation scheme must be prepared in
accordance with the requirements of the associated condition, which is subject to the
approval in writing of the Local Planning Authority.

Following completion of measures identified in the approved remediation scheme a
verification report must be prepared, which is subject to the approval in writing of the
Local Planning Authority in accordance with the associated condition.

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
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31.

32.

out safely without unacceptable risks to workers, neighbours and other offsite
receptors.

Parking Monitoring Plan

Prior to the first use of the hereby approved development, a full and detailed Parking
Monitoring Plan shall be submitted to and approved in writing by Local Planning
Authority. The Parking Monitoring Plan shall include arrangements for monitoring,
review, amendment and effective enforcement to reduce overspill parking in to the
surrounding roads harmful to the free flow of traffic on the surrounding highway
network. Thereafter, the clubs based at the ground shall be responsible individually
and severally for the monitoring, review, amendment and effective enforcement of
the approved Parking Monitoring Plan.

Reason: In the interests of highway safety.

Screening
Before the first use of the terraced roof area above the hereby permitted storge

building at the site al1.8m high obscure screen shall be erected on the north facing
elevation at roof level and shall thereafter be retained as such.

Reason: In the interests of protecting the residential amenities of adjacent dwellings.

INFORMATIVES

1.

As the development involves demolition and / or construction, | would recommend
that the applicant is supplied with the Mid Kent Environmental Code of Development
Practice. Compliance with this document is expected. This can be found at:
https://tunbridgewells.gov.uk/environmental-code-of-development-practice .

A copy of the SGN gas safety advice booklet should be passed to the senior person
on site in order to prevent damage to our plant and potential direct or consequential
costs to your organisation. Safe digging practices in accordance with HSE publication
HSG47 “Avoiding Danger from Underground Services” must be used to verify and
establish the actual position of the mains, pipes, services and other apparatus on site
before any mechanical plant is used. It is your responsibility to ensure that this
information is provided to all relevant people (direct labour or contractors) working for
you on or near gas pipes.

Consideration should be given to the important information and guidance set out
within the letter provided by UK Power Networks to ensure safety around nearby
electrical lines and/or electrical plants. In particular, if excavation works affect Extra
High Voltage equipment (6.6 KV, 22 KV, 33 KV or 132 KV), UK Power Networks
should be contacted.

It is the responsibility of the applicant to ensure, before the development is
commenced, that all necessary highway approvals and consents have been obtained
and that the limits of the highway boundary have been clearly established, since
failure to do so may result in enforcement action being taken by the Highway
Authority. The applicant must also ensure that the details shown on the approved
plans agree in every aspect with those approved under the relevant legislation and
common law. It is therefore important for the applicant to contact KCC Highways and
Transportation to progress this aspect of the works prior to commencement on site.
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5. Consideration should be given to the possible further staggering of start and finish

times of the matches and junior sessions to assist with tackling parking stress within
the area.

Guidance on preparing Community Use Agreements is available from Sport England.
http:/www.sportengland.org/planningapplications/

Consideration should be given to the comments raised within the consultee
comments provided by Kent Police to ensure that the development creates an
accessible and safe environment while minimising crime and disorder and fear of
crime.

The ‘Moxon’ cricket pitch shall not be used until a full fine turf specification for the
design and layout of the pitch has first been submitted to and approved in writing by
Wealden District Council after consultation with Sport England. The cricket pitch shall
not be constructed other than in accordance with the approved details.

The ‘Moxon’ cricket pitch as completed shall have a minimum of 10 wickets and be
oriented on a north / south axis.

Case Officer: James Moysey

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.



