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REPORT SUMMARY 
 

REFERENCE NO -  20/00317/FULL 

APPLICATION PROPOSAL 

Reconfiguration of existing drive 

ADDRESS Flat 2 74 Mount Ephraim Royal Tunbridge Wells Kent TN4 8BG   

RECOMMENDATION to GRANT planning permission subject to conditions (please refer to 

section 11.0 of the report for full recommendation) 

SUMMARY OF REASONS FOR RECOMMENDATION 

 The proposal, by reason of its design and materials, would preserve the character and 
appearance of the Conservation Area. 

 The proposal would not result in significant harm to highway safety 

 The proposal would not harm the archaeological potential of the area  

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):  

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 

Annual New Homes Bonus (for first year): N/A 

Estimated annual business rates benefits for Borough: N/A 

REASON FOR REFERRAL TO COMMITTEE 

A Councillor is a resident of the property 

WARD Culverden PARISH/TOWN COUNCIL 

N/A  

APPLICANT Ms Zoe Keating 

AGENT  

DECISION DUE DATE 

17/04/20 

PUBLICITY EXPIRY DATE 

03/04/20 

OFFICER SITE VISIT DATE 

11/03/20 

RELEVANT PLANNING HISTORY (including appeals and relevant history on adjoining 

sites): 

App.No Proposal  Decision  Date 

18/00314/FULL Enlargement of flat into existing 

basement area and installation 

of windows 

Granted  03/04/2018 

03/02589/FUL Conversion of basement store 

area to flat 

Granted  28/11/2003 

75 Mount Ephraim:  

SW/1/74/8 Conservation to 7 flats  Granted subject to a  
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condition requiring parking 

to be kept available for such 

use 

SW/1/73/690 Conversion to 12 flats  Refused:  

1. Over-intensive use of 

the site  

2. Inadequate provision for 

car parking resulting in 

increased congestion, 

danger to road users 

from vehicles parked on 

the highway 

 

 
MAIN REPORT 
 
1.0 DESCRIPTION OF SITE 
 
1.01 This site lies to the west of Mount Ephraim and looks across The Common and 

towards Tunbridge Wells town centre.  Along with the attached property (no.75 
Mount Ephraim) it is situated on the corner of Mount Ephraim and Molyneux Park 
Road.  
 

1.02 The property consists of a 3/4 storey semi-detached building that has been converted 
into four flats but other than applications to convert the basement into a flat there is 
no planning record for the conversion of this building to flats.   
 

1.03 To the front of this property is an informal parking arrangement for four cars, one 
parking space is allocated for each flat, and there are two shared vehicular accesses 
providing access to parking in front of both of these properties. Currently vehicles 
enter using no.74’s access and exit via no.75’s access.  It is understood rights of 
ways across these two properties is written into the deeds of both properties, 
however, there are not planning conditions attached to any planning permissions for 
either no.74 or no.75 that require this arrangement to be maintained.  No.75 also 
has the benefit of parking to the rear that is accessed from Molyneux Park Road.  
 

1.04 The area to the front of this property is mainly bounded by hedges and the front 
boundary consists of a tall mature hedge between tall stone pillars that mark the 
vehicular entrances from Mount Ephraim.  There is a grassed area immediately 
behind the front boundary with some vegetation. 
 

1.05 The building is at a slightly higher level than the front highway and the current 
driveway slopes down towards Mount Ephraim. 

 
2.0 PROPOSAL 
 
2.01 This application seeks consent for the re-configuration of the parking in the area to 

the front of 74 Mount Ephraim.  The proposal includes the following works:  
 

 extension and re-surfacing of the driveway/parking area with a bitumen 

macadam and golden resin bonded surface 

 relocation of the four parking spaces so that they are positioned along the shared 
boundary with no.75 
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 erection of railings between these properties (Officer Note: railings that are less 
than 2 metres in height will not require planning permission) 

 relocation of the bin store on the reduced grass area to the side of the access 
drive 

 
2.02 The proposal will result in the loss of the in/out vehicular entrances and each property 

would have an independent point of entry from Mount Ephraim. 
 
2.03 A drainage gulley is proposed across the entrance of 74 Mount Ephraim and it is also 

intended that levels within the site will fall towards the front boundary hedge. 
 
3.0 SUMMARY INFORMATION 
 

 Existing Proposed Change (+/-) 

Car parking spaces  4 4 No change  

 
4.0 PLANNING CONSTRAINTS 
 

 Inside Limits to Built Development (LBD) 

 Tunbridge Wells Conservation Area (statutory duty to preserve or enhance the 
significance of heritage assets under the Planning (Listed Buildings & 
Conservation Areas) Act 1990)  

 Local Plan 2006 Tunbridge Wells Central Access Zone (Residential) - TP6 

 Potential Archaeological Importance Potential Archaeological Importance - 
Various Sites 

 Area of Special Advert Control  

 Ashdown Forest Ashdown Forest 15 Km Habitat Regulation Assessment Zone 

 Common Lane - Tunbridge Wells Common 

 Public Access Land - Tunbridge Wells Common 
 
5.0 POLICY AND OTHER CONSIDERATIONS 
 

The National Planning Policy Framework (NPPF) 2019 
National Planning Practice Guidance (NPPG)  
 
Tunbridge Wells Borough Core Strategy (CS) (2010): 

 Core Policy 4: Environment 

 Core Policy 5: Sustainable Design and Construction  

 Core Policy 9: Development in Royal Tunbridge Wells 
 
Tunbridge Wells Borough Local Plan (LP) (2006) 

 Policy EN1: Development Control Criteria 

 Policy EN5: Conservation Area 

 Policy TP5: Vehicle Parking Standards 
 
Supplementary Planning Documents:  

 Tunbridge Wells Borough Conservation Area Appraisal  
 
6.0 LOCAL REPRESENTATIONS 
 
6.01 Site Notices were displayed on Mount Ephraim and Molyneux Park Road on 11 

March 2020.  The application was also advertised in a local newspaper on 13 March 
2020. 



 
Planning Committee Report 
10 June 2020 

 

 
6.02 1 representation has been received from the management company for 75 Mount 

Ephraim objecting to the proposal for the following reasons:  
 

 Number 75’s entrance is located on a junction and it would be incredibly difficult and 
very dangerous to try entering the drive through this access.  Travelling northbound 
along Mount Ephraim and indicating left into the driveway is likely to result in cars 
pulling out of Molyneux Park Road assuming that the car is turning left into Molyneux 
Park Road. Similarly, when travelling southbound and turning right into the driveway 
cars pulling left out of Molyneux Park Road could pull out straight into the path of the 
car entering the driveway.  The other consideration is that it’s a very busy junction. 
The chances of a serious accident occurring are high. 

 

 The access into number 75’s driveway is currently via number 74’s entrance and this 
is the only feasible, safe way of entering the property from Mount Ephraim.  Exiting 
the driveway out of number 75’s driveway is already difficult and access is positioned 
diagonally, almost crossing the junction, due to the grass verge. 

 

 There is a full right of way through number 74’s driveway and vice versa.  Common 
sense has prevented anyone from entering either property through number 75’s 
access.  Another reason for not entering through number 75 is because you’d have 
to drive  

 

 For information, the proposal was unanimously ruled out at number 75’s AGM, and 
due to the right of way over the driveway separation of the properties with dividing 
fence/railings would not be allowed.  No alternative proposals have been discussed 
between these properties.   

 
7.0 CONSULTATIONS 
 
 Kent Highways (24/04/20) 
7.01 Numbers 74 and 75 Mount Ephraim currently have a shared driveway arrangement. 

The access at No 75 is not in a good position as it is on the radius to the junction and 
the current arrangement with one way circulation means that this operates as egress 
only.  

 
7.02 However separation of the two sites means that vehicles waiting to enter here will sit 

within the junction.  Egress from 74 is also not ideal as this access is narrow with 
high pillars and no pedestrian visibility splays.  However in the absence of any 
conditions requiring this circulation, it is considered that it would be difficult to try to 
control the use of these two existing accesses. It is noted that there is parking to the 
rear of 75 which may reduce the number of movements at the access. 

 
7.03 If the Local Planning Authority is minded to support the proposal conditions are 

recommended to ensure that the new driveway is surfaced in a bound material, 
drained within the curtilage of the site and that no gates are erected. 

 
 KCC Archaeologist (29/05/20) 
7.04 Of the view that due to the very shallow nature of groundworks, there would be no 

need for archaeological works. 
 
8.0 APPLICANT’S SUPPORTING COMMENTS  
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8.01 The submitted Design & Access Statement summarises that the proposed plan will 
allow 4 cars to park parallel to the building freeing up much needed space. This 
would give cars an adequate turning circle and would also keep the front door clear 
for fire or emergency access. 

 
9.0 BACKGROUND PAPERS AND PLANS 
 
9.01 Design and Access Statement/Heritage Statement of Historical Significance  

41582 Revision 01 Existing Layout 
41582 Revision 01 Proposed Layout 

  
10.0 APPRAISAL 
 
 Principle of Development 
10.01 This property lies within the Limits of Built Development where the alterations of 

existing buildings or development within the curtilage of existing buildings could be 
acceptable in principle subject to all materials planning considerations being 
satisfactorily addressed. 

 
10.02 The main consideration in this case is the impact that this proposal has on:  
 

 Visual amenities including the impact on the character and appearance of the 
Conservation Area 

 Highway safety  

 Residential amenities of the surrounding dwellings 

 Potential archaeological implications 
 
 Visual Impact including impact on Conservation Area 
10.03 The area to the front of this dwelling is currently in use for parking and is partly hard 

surfaced.  The proposal increases the amount of hard surfacing to incorporate the 
change to the parking layout and results in the loss of some of the grassed area and 
shrubs within the site but this area is well screened by the front boundary hedge, 
which is not to be removed.  Although there may be glimpses of this increased hard 
surface from the existing vehicular accesses it is considered that this alteration would 
not be readily apparent or be highly visible from public view points.   

 
10.04 It is considered that the relocation of the parking spaces along the central edge 

between these properties would result in parked cars being less visible from the front 
highway and a less visual obstruction of the front elevation of 74 Mount Ephraim.  
This is considered to be of some benefit to the wider character of the area.  The front 
boundary hedge is to be retained and would not be affected by this proposal and 
overall it is considered that the impact on the character and appearance of the street 
scene would be limited and it is considered that the character and appearance of the 
Conservation Officer would be preserved.   

 
10.05 A new boundary consisting of railings is proposed to separate the parking from no.75 

and in principle this type of means of enclosure is considered to be acceptable.  
Whilst no specific details of these railings, in terms of their height or design, have 
been received this part of the proposal would not require planning permission. 

   
10.06 The refuse bins are currently located behind some vegetation on the grassed area 

and are screened by the front boundary hedge.  The refuse bins are to be relocated 
from their current position to a more accessible position on the edge of the hard 
surface.  This new position is not considered to result in an overly prominent feature.  
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No specific details have been provided with regard to the method of screening this 
refuse area and to ensure that the scale and design of this enclosure is appropriate it 
is considered necessary and reasonable to require details of refuse screening by way 
of a condition. 

 
 Highways 
10.07 The current parking arrangement allows for four cars to be parked immediately in 

front of the building and one space is allocated to each of the flats in 74 Mount 
Ephraim.  The proposal would not result in the reduction in parking provision for 
these flats.   

 
10.08 The current arrangement is quite constrained and is limited in space for some 

vehicles to be able to park and turn within the site and still provide the necessary 
right of way.  The new parking layout increases the amount of hard surfacing in this 
area and would allow for cars to reverse and manoeuvre within the parking area so 
that they exit onto Mount Ephraim in forward gear.   

 
10.09 The relocated parking spaces would be positioned along the boundary shared with 

no.75 and this would result in the loss of the current in/out arrangement between 
no.74 and no.75 so that each property would be accessed independently from their 
own vehicular access.     

 
10.10 The in/out access that serves 74 and 75 Mount Ephraim appears to be historic.  It is 

noted that there is a covenant within these properties’ deeds that allows right of 
access through this driveway but this is a private arrangement that has been agreed 
between the owner and occupiers of these two properties.  However, this agreement 
is a private matter and not a material planning consideration.   

 
10.11 There is no planning permissions for the original conversion of no.74 to flats and the 

more recent planning permission to convert the basement into an additional flat 
(03/02589/FUL refers) does not have any conditions attached relating to parking or 
vehicular access arrangements.  With regard to no.75 Mount Sion, this property was 
granted planning permission for its conversion to seven flats in 1974 (SW/1/74/8 
refers) and the only condition attached to this consent requires the parking spaces to 
be kept available for such use.  In this case, there are no planning conditions that 
require the current in/out access arrangements to be retained. 

 
10.12 The vehicular access to no.75 is not in a good position due to its location on the 

radius of the Molyneux Park Road junction and whilst the vehicular access to no.74 is 
located further away from this junction it is a narrow entrance and due to the high 
pillars there is little pedestrian visibility.  It is acknowledged that the current access 
arrangements are not ideal and the current in/out driveway seeks to reduce adverse 
impact on highway safety at this junction.    

 
10.13  It has been acknowledged by Kent Highways that the use of independent accesses 

to serve each property and the loss of the in and out access would have implications 
on the Molyneux Park Road junction, particularly for cars travelling from the 
southwest as they would need to sit within this junction to gain access to no.75.  
However, as there are no planning conditions that require the entrances to be used in 
this manner, Kent Highways are of the view that it would not be possible to control 
the use of these two existing accesses in this way.  

 
10.14  It is noted that the majority of parking for no.75 is located at the back of the property 

and this parking is accessed from Molyneux Park Road.  It is also noted that railings 
to separate the two parking areas in the front of these properties could be erected 
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without the need for planning permission, providing the railings do not exceed 2 
metres in height, and this would result in the loss of this in/out arrangement. 

 
10.15 Taking into account the comments from Kent Highways and that there are no 

planning conditions or measures in place currently to require this in/out arrangement 
to be maintained, on balance, it is considered that an objection on highway safety 
grounds could not sustained. 

 
10.16 The proposed surface material is intended to be a bitumen macadam base with a 

golden resin bonded surface.  Drainage is also proposed across the entrance to the 
parking area and levels would direct surface water either to this soakaway or towards 
the front boundary hedge.  This arrangement should ensure that surface water does 
not flow onto the public highway.  A condition can be attached to ensure that the 
development is carried out in accordance with the surfacing and drainage details 
submitted.    

 
 Residential Amenity 
10.17 The occupiers of the existing flats within nos.74 and 75 Mount Ephraim would be 

most affected by this proposal.  However, as parking already exists to the front of 
these properties and the parking provision would remain as existing it is not 
considered that this would significantly intensify the use of this area to cause 
additional disturbance.   

 
 Impact on Archaeology  
10.18 The properties along this side of Mount Ephraim lie within a designated area of 

potential archaeological importance.  It has been confirmed by KCC Archaeology 
that due to the limited groundworks that there would be no significant impact on 
archaeology that would require any conditions to be imposed. 

 
Conclusion 

10.19 It is not considered that this proposal would be out of keeping with the visual 
amenities of the property itself or the street scene and the character and appearance 
of the Conservation Area would be preserved. 

 
10.20 Whilst there are implications in terms of highway safety, on balance, it is not 

considered that this would be grounds for refusal of this proposal. 
 
11.0 RECOMMENDATION – GRANT Subject to the following conditions:  
 
(1) The development hereby permitted shall be begun before the expiration of 3 years 

from the date of this decision. 
 

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

 
(2) The development hereby permitted shall not be carried out except in complete 

accordance with the details shown on the following submitted plans:  
 

41582 Revision 01 Proposed Layout 
 

Reason: To clarify which plans have been approved. 
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(3) The development shall be carried out in accordance with the details of external 
surfacing materials and drainage as specified in the application which shall not be 
varied, unless otherwise approved in writing by the local planning authority. 

 
Reason: In the interests of visual amenity 

 
(4) Prior to installation or erection details of the means of enclose of the refuse area shall 

be submitted to and approved in writing by the local planning authority and the 
development shall be carried out in accordance with the approved details. 

 
Reason: In the interests of visual amenity 

 
(5) No gates shall be erected at the vehicular access serving 74 Mount Ephraim Road. 
 

Reason: In the interests of highway safety 
 
INFORMATIVES 
 
(1) It is the responsibility of the applicant to ensure, before the development hereby 

approved is commenced, that all necessary highway approvals and consents where 
required are obtained and that the limits of highway boundary are clearly established 
in order to avoid any enforcement action being taken by the Highway Authority. 

 
Across the county there are pieces of land next to private homes and gardens that do 
not look like roads or pavements but are actually part of the road. This is called 
‘highway land’. Some of this land is owned by The Kent County Council (KCC) whilst 
some are owned by third party owners. Irrespective of the ownership, this land may 
have ‘highway rights’ over the topsoil. 

 
Information about how to clarify the highway boundary can be found at 
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-b
oundary-enquiries 

 
The applicant must also ensure that the details shown on the approved plans agree 
in every aspect with those approved under such 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. 

 
Case Officer: Kirsty Minney 
 
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. 

 
 


