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Tonbridge
Castle

559203 147145 12 October 2015 TM/15/03172/FL

Proposal: Demolition of existing buildings and redevelopment  to form up 
to 31 one and two bed retirement apartments for the elderly 
including communal facilities, access, car parking, landscaping 
and additional parking for the George and Dragon Public 
House

Location: Land Adjoining 15 Shipbourne Road Tonbridge Kent   
Applicant: Churchill Retirement Living

1. Description:

1.1 The proposed development consists of replacing the existing building and 
structures within the site with two buildings containing 31 apartments in total.  The 
building referred to by the applicant as Block B would be located towards the front 
of the site facing Shipbourne Road.  It would be broadly aligned with nos. 4 and 15 
Shipbourne Road that are located to the northern and southern ends of the site.  
This building would contain 4 no. 1-bed and 1 no. 2-bed apartments and the 
building would stand between 9.3m and 10.4m high at ridge level.  It would 
measure 13m in length and width and has been designed with a forward projecting 
gable feature facing the Shipbourne Road.  It would be finished externally with red 
multi stock brickwork, plain hanging tiles, rendered walls and the roof would be 
clad with plain clay tiles.

1.2 The larger Block A building would be located further back within the wider part of 
the site.  It would measure 50m in length and a maximum of 20m in width.  It has 
been designed with the appearance of a terrace of buildings along its north and 
south elevations. The different components of this building vary in height between 
8m and 10.5m.  The taller sections of the building contain three storeys of 
accommodation with the third storey being accommodated within the roof space.  
This building would be finished externally with a mixture of red stock brickwork, 
rendered walls and plain tile hanging, and the various roofs would be clad with 
either brown or grey coloured plain tiles.   Materials such as contrasting dark red 
bricks and reconstituted stone would be used to define window heads and cills on 
both buildings.

1.3 Access to the site would be provided by a reconfigured junction with the 
Shipbourne Road.  Thirty three car parking spaces would be provided in total, 17 
of which would be used by residents of the proposed development.  The remaining 
16 would be used for the patrons of the George and Dragon public house.   

1.4 Illustrative landscaping details have been provided that shows the retention of the 
existing trees located along the north and south boundaries of the site. Additional 
planting would take place along the east boundary of the site.  The existing 
boundary walls and close boarded fences are also to be retained.  An existing 
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chain link fence located along the southern boundary is to be replaced with a 1.8m 
high close boarded fence and the same fencing would also be installed along the 
east boundary of the site as well in front of the proposed additional planting.

2. Reason for reporting to Committee:

2.1 In light of the significant local interest generated by this planning application.

3. The Site:

3.1 The site is located within the urban confines of Tonbridge close to the town centre, 
on the east side of Shipbourne Road.  The front section of the site is currently 
used as a private car park for patrons of the George and Dragon public house and 
a local business. The rear section of the site (which is fenced and gated off from 
the car park) was formerly used as a dairy depot and more recently for retail 
purposes (World of Pots).  A single building remains on site which is to be 
demolished under this proposal.

3.2 The front portion of the site (including the existing building) is located within the 
Tonbridge Conservation Area (Sub Area E2), the boundary of which runs in a 
north-south orientation across the site immediately to the rear of the existing 
building within the site (marked as a depot building within the Conservation Area 
appraisal).  Listed Buildings are located immediately to the south of the site (4 and 
7 Shipbourne Road), as well as to its north (Dry Hill Farmhouse and Dairy 
Cottage).  

4. Planning History (relevant):

 
TM/14/01407/CR4
D

Application Withdrawn 15 January 2015

Proposed demolition of existing building and open-sided structure on site and 
replacement with 14 new residential dwellings together with access, parking, 
garaging, landscaping and ancillary works

 
5. Consultees:

5.1 LLFA: No objection to the development. We recommend that the applicant has a 
discussion with Southern water to ensure that the proposed discharge rates to the 
public surface water sewer are acceptable.

5.2 KCC (H+T): I note that the applicant has undertaken first hand surveys of similar 
retirement living developments to establish trip generation and parking 
accumulation rates. I also note that the trip generation estimates of the existing 
potential use is comparable to this assessment undertaken with the previous 
application and that the traffic generation estimated for this proposal is lower than 
that for the 14 residential units previously proposed.
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5.2.1 Subject to the applicant entering into a S.278 agreement with the highway 
authority, I have no objections to the proposed development.

5.3 KCC (Heritage): The site of the application lies on a spur of River Terrace Gravels.  
These have potential for early prehistoric remains including stone artefacts.  The 
site also lies towards the northern extent of the historic market town of Tonbridge 
although it is within the post medieval expansion towards Dryhill rather than the 
medieval core.  Within and either side of the application site are historic buildings 
including an inn, farm complex and smithy.  Some of these are designated 
heritage assets and the site is within the Conservation Area. 

5.3.1 The application is supported by a desk based Archaeological Assessment by 
CgMs and by a Heritage Statement by ECUS.  Although both mention the smithy 
building within the application site, neither provides sufficient assessment of the 
historic significance of this building. In view of the application to demolish this 
building within a Conservation Area, I recommend the need for a full assessment 
and statement of significance of the smithy building.  In view of the surrounding 
historic buildings, this smithy may be considered to be a key part of this group of 
later post medieval buildings and part of the historic character of this area.

5.3.2 The DBA by CgMs is rather dismissive of the archaeological potential of the site 
and as such may be mis-leading.  Gravels are identified in the geotechnical data 
and as such there is potential for early prehistoric remains.  There is a post 
medieval industrial building on the site and there is a post medieval farm complex 
and inn adjacent to the site.  Neither the farm complex nor the inn have been 
thoroughly assessed. Archaeological remains associated with these distinctive 
complexes may survive on the site.  The DBA does not seem to have consulted 
the English Heritage and KCC Urban Town Survey data and as such the element 
of early post medieval tenement plots has not been assessed.  The DBA has also 
not consulted the Historic England Farmstead Survey which does identify Dry Hill 
Farm as a “loose courtyard plan farmstead with building to two sides of the yard”.

5.3.3 Therefore I consider the DBA is rather too brief and should provide more 
assessment of the farm complex and the smithy.  There should also be further 
assessment of the geo-archaeological interest and the potential for Palaeolithic 
remains.  These elements are preferable but not essential for pre-determination 
guidance.  However, I do consider it is essential to be provided with a statement of 
significance for the smithy and its relationship to the surrounding post medieval inn 
and farm complex.  This is to ensure that the decision to demolish the smithy is 
fully informed.

5.4 KCC (Education and libraries):  A contribution is sought to improve library 
provision in the Tonbridge area.

5.5 Private reps: 39 + site + press notice/1X/0S/17R.  Two of the responses contain 
petitions signed by local residents.  However, one is a partial copy of the other.  In 
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total 43 people have the signed the petition, who all live either in Portman Park or 
Shipbourne Road.  The reasons for objecting to this application are: 

 Overlooking will occur to neighbouring residential properties.

 The fencing around the site will need to be of a high quality to fit in with the 
character of the Conservation Area.

 Loss of privacy from the new car parking bays next to Dairy Cottage arising 
from the removal of the existing single storey building.

 Light pollution and noise from users of the new car parking spaces next to 
Dairy Cottage.

  The development is too ambitious (too large) for the size of the size and is out 
of keeping with the character of the locality.  Despite the change in roof heights 
it will dominate the existing buildings around it.  The mass of the building is not 
alleviated by the various projections and recesses.

 There are Listed Buildings close to the site that could be de-valued and 
damaged by the construction of the proposed development.

 The building is 3 storeys in height and will cut out light to properties within 
Portman Park.

 The development will cause light pollution to the neighbouring properties.

 The development will cause noise disturbance to existing residents of Portman 
Park in terms of deliveries being made, large bins being emptied, vehicles 
coming and going to and from the site.

 If the communal facilities include kitchen and dining facilities, this could also 
cause noise and smells to emanate from the building.  The use of plant will 
alos cause noise disturbance to local residents.

 The development will dominate the view from neighbouring properties in 
Portman Park.

 Car parking for residents and delivery/emergency vehicles is insufficient.

 Details of external lighting are inadequate.

 The access into the site will be horrendous.  There is already a constant 
stream of traffic building up on the Shipbourne Road outside the site.

 The highway assessment is flawed.  Improvements should be made to the 
highway network beyond the boundary of the site. 
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 The felling of trees within the site will be detrimental to the environment.

 Local infrastructure and medical facilities are already overstretched without the 
large influx of new patients this development would create.

 Permitted development rights should be removed to ensure permission cannot 
be eroded in the future.

 The development is targeted as sheltered housing for the elderly. Would it not 
be more effective to have a mixed housing scheme with a variety of dwellings?

 There is an opportunity for the town to fully utilise land which was previously 
safeguarded for the Tonbridge relief road.  The proposal in its current formal 
does not offer the town the best and most effective development option.

 The proposed development sterilises any development potential on adjacent 
land owned by the Tonbridge School due to a lack of access through the 
development site.

 TMBC should clarify that the area forming the confluence of Shipbourne Road 
and London Road was fully explored by Highways designers to ensure the full 
utilisation of the parcels of land making up the old relief road proposal.

 The construction of block B could cause damage to the adjacent Grade II 
Listed Building at 4 Shipbourne Road.

5.6 TCS: The conveniently sited proposal would be welcomed by many local down-
sizers.  The apartments fronting the Shipbourne Road fit in well with the street 
scene. One criticism – only 17 car parking spaces are provided for residents and 
none for staff or visitors.

6. Determining Issues:

6.1 I would firstly like to address the recent planning history in connection with this 
site. In October 2014 APC1 deferred determination of an application proposing 
residential redevelopment at this site in order to enable the then applicants (KCC) 
to consider amendments to the proposed layout that would allow for neighbouring 
land (within the ownership of Tonbridge School) to be developed in the future 
and/or to explore the possibility of bringing forward a wider scheme for 
development with adjacent landowners. That application was subsequently 
withdrawn by KCC and as a result not reported back to APC1. 

6.2 The current application is for a significantly different form of development and is 
proposed by a different applicant. I can advise that the layout of the development 
now proposed ensures that there would be no physical obstruction to the adjacent 
portion of land owned by Tonbridge School should they wish to seek to secure 
development of some kind in the future. I would also advise Members that an 
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intervening third party owns a strip of land between the two sites. Any future 
arrangements for access to and the development of adjacent land would be a 
matter for private negotiations between those parties and, of course, dependent on 
necessary planning permissions being obtained. I am satisfied that nothing within 
this current proposal should in itself prevent further development of the adjacent 
land from a practical viewpoint.

6.3 In any case, it is important to recognise that such matters are not usually material 
planning considerations and as such any arrangements regarding suitable access 
over land is an entirely private matter and must not have a bearing on the outcome 
of this planning application. 

6.4 Whilst I appreciate that it may be preferable for the Committee to consider 
potential development opportunities for a wider area of land in a more holistic way 
that in itself is not sufficient grounds to defer determination of this application, 
particularly given that the area of land within the ownership of Tonbridge School is 
not itself the subject of any current or immediately upcoming development 
proposals. The Committee is bound to assess the proposed development as 
submitted and, whilst the applicant may want to engage with adjoining land owners 
in this respect at some time in the future, they cannot be required to do so by 
withholding planning permission. Indeed, such a course of action is likely to be 
seen as unreasonable behaviour by the Council in the event that an appeal was 
lodged on grounds of non-determination which may be subject to a legitimate 
claim for costs against the Council.  

6.5 I now turn to the substantive material considerations of the proposed development.

6.6 One of the key aims of the NPPF is to support development of previously 
developed land (PDL) in appropriate locations.  The site is located within the urban 
area of Tonbridge, not far from the town centre, where a wide range of shops and 
services are available and easily accessible by public transport.  Given the existing 
and former uses of the site, it is clearly PDL.  Policy CP11 of the TMBCS states 
that development will be concentrated within urban areas including Tonbridge. 
With this context in mind, in terms of the broad principles, this site presents a good 
opportunity for redevelopment in the manner proposed. 

6.7 Turning to the specifics of the scheme itself and dealing firstly with the impact on 
the Tonbridge Conservation Area and nearby Listed Buildings, paragraph 131 of 
the NPPF states that LPAs should take account of the desirability of sustaining 
and enhancing the significance of heritage assets (in this case the adjacent Grade 
II Listed buildings and Conservation Area). Paragraph 132 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. Significance of such an asset can be harmed or lost through 
alteration of the asset or through development within its setting.
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6.8 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
sets out that there is a general duty when carrying out any functions under the 
Planning Acts with respect to any buildings or other land in a Conservation Area, 
to pay special attention to the desirability of preserving or enhancing the character 
or appearance of that area. 

6.9 Due to the particular context of this site, there are several different heritage assets 
that need to be considered, including the removal of the existing depot building, 
the impact of the development upon the setting of the adjacent Listed Buildings 
and, of course, whether the development would preserve or enhance the character 
or appearance of the Tonbridge Conservation Area. I will address each of these 
elements in turn:

Removal of the existing depot building:

6.10 Information submitted with the planning application indicates that the depot 
building dates from between 1897 and 1908 and was labelled on the 1908 OS 
map as a “smithy”. The building itself is not listed and is not a designated heritage 
asset.  However, as it is to be demolished as part of this development 
consideration has to be given to its relevance (value) to the Dry Hill Farm complex 
of buildings and the wider Conservation Area.  The building is of simple brick 
construction, quite typical of industrial buildings dating from the early 20th Century.  
Its use as part of a milk depot in the later 20th Century and as a retail shop in more 
recent times has significantly reduced its historical association with the remaining 
Dry Hill Farm buildings (Dry Hill Farmhouse and Dairy Cottage) which are both 
grade II Listed, as well as the barn located to their north east, which is not a Listed 
Building but which forms part of this historic group of buildings.  Due to its 
appearance and separation from these adjacent buildings, it does not in visual 
terms read as an integral part of this group of much older buildings. 

6.11 The building itself is utilitarian in appearance and there are no obvious signs of its 
original use as a smithy.  This is likely to be due to the intervening uses the 
building has been put to.   The appraisal for this part of the Conservation Area 
considers the car park to be a harmful element and recognises the site frontage to 
be a visual intrusion.  The existing lack of enclosure is described as a negative 
feature within the appraisal.  Within this existing context the depot building itself 
has a neutral impact upon the character of the wider Conservation Area.  Its 
removal as part of this development would enable the site’s frontage to be 
developed in a way that would remove the existing visual intrusion created by the 
car park and provide a building that would remove the negative contribution the 
site currently makes.  Therefore, the removal of the depot building itself would be 
acceptable in heritage terms.  However, I do note the representations made by 
KCC Heritage and suggest that the most appropriate way forward would be to 
impose conditions requiring suitable records be kept of any findings. 
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Introduction of Block B at the site frontage:  

6.12 This block would be of a scale, form and design that would sit comfortably 
between the existing historic buildings at 4, 5, 7 and 15 Shipbourne Road.  The 
land rises from south to north along the Shipbourne Road in this locality and the 
height of the building has been designed to respect the land levels and height of 
buildings located on either side of the site.  The design of this building has taken 
several references from its neighbours including the projecting front gable wall, 
barn hipped roof, bay windows and use of materials.  This building would therefore 
significantly enhance the character of the Tonbridge Conservation Area by directly 
removing the negative aspects identified within the Conservation Area appraisal.

6.13 Given the appropriate design/scale/appearance of Block B (the front building), 
although the immediate setting would change, it would not cause harm to adjacent 
Listed Buildings (4 and 7) Shipbourne Road), or indeed the setting of Dry Hill 
Farmhouse and Dairy Cottage.

Introduction of Block A within the site:   

6.14 This is the larger of the two buildings and it would not sit within the Conservation 
Area, but would be located adjacent to its eastern boundary and therefore must be 
considered in terms of its impact on the setting.  This building would not be visible 
from public vantage points within the Conservation Area (Shipbourne Road, 
Portman Park etc), due to its position within the site and the position of existing 
buildings in the locality (and that of Block B).  Block A has been designed with the 
appearance of a traditional terrace of buildings with subtle variations in the 
component elements and making use of traditional materials.  The wider area is 
not characterised by a single typology of built form.  Shipbourne Road contains 
buildings that front on it, but back land development also exists (including Dry Hill 
Farm house and Dairy Cottage, as well as the existing depot building within the 
site).  Similarly both road frontage and back land development exists to the south 
and east of the site within Portman Park. In light of these factors and given the 
lack of its visibility from public vantage points, the proposed Block A building would 
preserve the character of the Tonbridge Conservation Area. 

6.15 Block A would be located over 20m to the south of the nearest listed buildings (Dry 
Hill Farmhouse and Dairy Cottage).  The building would face towards them but 
would not stand directly in front of them as its west flank wall would  be located to 
the east of these buildings as well.  The nearest section of Block A facing towards 
these Listed Building would be the two storey end section measuring 8m high.  I 
am satisfied that due to the position of Block A within the site, its orientation and 
design, it would not dominate nor detract from the setting of these Listed Buildings.

6.16 In light of the above, the development is considered to be acceptable in terms of 
how it would impact upon designated Heritage Assets within the locality.
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6.17 Turning to more general matters of design and appearance TMBCS policy CP24 
sets out the general criteria for all new development including a provision that 
development must respect the site and its surroundings and that it will not be 
permitted where it would be detrimental to the built environment and amenity of a 
locality. This is supported by policy SQ1 of the MDE DPD. The NPPF provides 
more recent guidance on the issue of design quality at paragraphs 60 and 61.  
They state: 

“Planning policies and decisions should not attempt to impose architectural styles 
or particular tastes and they should not stifle innovation, originality or initiative 
through unsubstantiated requirements to conform to certain development forms or 
styles.  It is, however, proper to seek to promote or reinforce local distinctiveness.

Although visual appearance and the architecture of individual buildings are very 
important factors, securing high quality and inclusive design goes beyond 
aesthetic considerations.  Therefore, planning policies and decisions should 
address the connections between people and places and the integration of new 
development into the natural, built and historic environment.”

6.18 The development has been criticised by some local residents for being too large 
for the site and standing too tall, particularly with reference to Block A.  A variety of 
building types and sizes are present within the vicinity of the site and to a large 
extent that variety contributes to the character of the area.  Bungalows, two storey 
dwellings and commercial buildings are located close to the site in Shipbourne 
Road and Portman Park.  Whilst it is appreciated that Block A is relatively large in 
terms of footprint and scale, it would not appear obtrusive in visual terms when 
considering the surrounding context and equally it must be remembered that the 
existing depot building within the site is in itself of a substantial size and is not 
commensurate with the surrounding scale, form or design of the built environment 
in the locality.

6.19 The proposed development would sit comfortably within the site and it has been 
designed with a good amount of open space to the south of Block A. Having 
regard to the existing pattern of development, and the specific layout proposed 
here, I do not consider that the scheme represents an overdevelopment of the site 
in any way. 

6.20 Whilst some local residents consider Block A to be too tall, its tallest point would 
be 10.5m above ground level.  Whilst this would be taller than some of the 
adjacent buildings in the locality, this would not render it obtrusive. This particular 
building would not be seen from public vantage points in the context of existing 
buildings located around the site.  Consequently, it would not appear as an overly 
tall or domineering building when viewed from Shipbourne Road or Portman Park. 

6.21 The proposed application includes details of boundary treatments.  The existing 
boundary walls are to be retained and made good.  The existing close boarded 
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fence located along the north boundary of the site is to be retained.  At the eastern 
end of the site the existing railings are to be replaced with a 1.8m high close 
boarded fence.  Similarly to the south, the existing chain link fence is to be 
replaced with 1.8m high timber close boarded fencing.  Given the existence of this 
type of boundary treatment already around the site, its use along the east and part 
of the southern boundaries would be acceptable and would not harm the setting of 
the adjacent Conservation Area.  

6.22 Taking all of the above factors into account it is considered that the proposed 
development would result in a visual improvement of the Shipbourne Road street 
scene and would enhance the character and appearance of the Tonbridge 
Conservation Area, which is to be welcomed.  

6.23 Turning to matters concerning residential amenity, several local residents consider 
that the development will cause unacceptable overlooking and a loss of light to 
their properties. Taking the issue of loss of light first, an assessment of daylight 
light availability to the nearest properties to the proposed buildings (nos. 4 and  7 
Shipbourne Road) has been made using the guidance contained within the BRE 
document (Site Layout Planning for Daylight and Sunlight - a Guide to Good 
Practice).  The tests indicate that the proposed development would not cause an 
unacceptable loss of light to these neighbouring residential properties.  It follows, 
therefore, that other dwellings located further away from the proposed 
development would also not suffer an unacceptable loss of light or overshadowing. 

6.24 Turning to the issue of privacy, this is affected by many different factors including 
land levels, distance between proposed and existing buildings, window 
size/orientation as well as existing and proposed boundary features.  The 
development has been sensitively designed to not cause unacceptable 
overlooking to the private garden areas or habitable room windows of the 
neighbouring residential properties.  Windows located within the east and west 
elevations of Block A at first floor level are shown to be obscure glazed to avoid 
overlooking the neighbouring properties.  A condition can be used to ensure they 
are installed and retained in this way.

6.25 The proposed plans seek to retain mature trees located around the site 
(predominantly along the southern and northern boundaries of the site). The 
existing properties adjoining the site contain a variety of boundary treatments 
including brick walls, close boarded fencing and evergreen hedges and these 
features are not shown to be affected by the proposed development.  Retaining 
these existing boundary features and providing additional close boarded fencing to 
existing open boundaries would assist to mitigate any perceived effects of 
overlooking to the neighbouring properties.  

6.26 The development includes the demolition of the existing single storey building 
located to the rear of the George and Dragon public house in order to provide 
compensatory car parking for the pub in lieu of that lost by the position of Block B.  
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The owner of the adjacent property (Dairy Cottage) is concerned that this would 
leave his property exposed to views, noise and light pollution form users of the 
new car park and pub staff.  However, it is proposed to locate a 1.8m high acoustic 
fence around the boundary of the site with this neighbouring property to 
compensate for the loss of the existing building.  Whilst the specific design of this 
fence has not been submitted at this stage it would provide an adequate level of 
amenity for the neighbouring property as it would deflect noise and prevent car 
head lights from shining into the windows located within this dwelling. Details of 
this fence can be required by a condition to ensure it is of an appropriate 
appearance and style. 

6.27 Taking all of the above factors into account, the proposed development is 
considered to be acceptable in terms of residential amenity issues. Whilst I 
appreciate that the surroundings residents’ relationship with the site will change in 
physical terms, this change would not result in any material harm being caused. 

6.28 The proposed development would be served by a new access to Shipbourne 
Road. Thirty three car parking spaces would be provide in total, of which 17 would 
be available for residents of the proposed apartments.  The remainder would be 
available for patrons of the public house.  The proposed residential development 
would, therefore, have a parking ratio of 0.6 spaces per dwelling.  The adopted car 
parking standards require a maximum of 1 space to be provided for 1 and 2 
bedroom apartments in this edge of centre location.  The site is located close to 
Tonbridge town centre and is well related to the public transport network so the 
residents will have access to a choice of transport modes and will not need to rely 
on the private motor car.  In light of this and given the nature of the proposed 
development, I do not consider that a full parking requirement should be insisted 
upon.  On-street parking controls exist in the locality that would prevent 
indiscriminate and inconsiderate parking on the local roads taking place. 

6.29 It must be borne in mind that current Government guidance contained within 
Paragraph 32 of the NPPF states that permission should only be refused on 
transport grounds if the impacts are considered to be severe.  It is well known that 
the traffic builds up along the stretch of Shipbourne Road outside the site at 
certain times of the day as it is close to the traffic light controlled junction with the 
London Road and is one of the main routes into the town centre.  Information has 
been submitted to demonstrate that vehicles including refuse freighters can safely 
turn into and out of the site in both directions. Account must also be taken of the 
fact that the site has a lawful, unfettered, retail use which could recommence 
without needing planning permission from the Borough Council.  Due to this and 
given the size of the site, such a use is likely to generate far more movements to 
and from the site than the proposed residential development.  The highway 
authority has not objected to the proposed development.

6.30 Concerns have been expressed by local residents that there are no dedicated 
spaces for staff or visitors to park within the site.  However there would only be 
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one site manager on site.  This is not a care home where numerous nursing and 
ancillary staff would work in shifts, 24 hours a day.  Residents will be aware of the 
availability of parking before they move into the development and will be able to 
advise their visitors of the situation accordingly.   

6.31 Taking the above into consideration, the proposed development is considered to 
be acceptable in terms of both highway safety and parking provision.

6.32 The site is subject to road traffic noise.  However details of what mitigation 
measures are required to provide an acceptable aural amenity for the eventual 
occupiers can be required by condition, as is usual practice.  Similarly, a condition 
can be used to require details of any mitigation required to prevent noise 
disturbance to neighbouring residential properties arising from the use of the plant 
room within the development. 

6.33 A contaminated land investigation report has been submitted as part of this 
application.  Whilst appropriate mitigation measures are specified for the majority 
of the site (essentially capping the site under clean imported topsoil), there are two 
small areas of the site that require further investigation and consideration of 
appropriate mitigation.  Again, this matter can be satisfactorily dealt with by 
conditions.

6.34 Policy CP17 of the TMBCS requires the provision of affordable housing as part of 
developments in urban areas where 15 or more dwellings would be created.  This 
policy allows for commuted sums to be accepted as an alternative to on site 
provision where the developer can demonstrate exceptional reasons. In this case, 
the development is for retirement apartments and each apartment would have to 
contribute to a service charge for the whole site.  The imposition of a service 
charge for any affordable units within this development would not make them 
affordable in real terms and, as such, it is considered more appropriate to accept a 
commuted sum rather than on site provision given that there is a clear, evidenced 
need for affordable accommodation of this nature within the Borough. Officers are 
continuing to assess what such a commuted sum might be, when having due 
regard to the necessary tests set out within the SPD, and the confidential, detailed 
financial appraisal submitted by the developer (an approach also advocated by the 
adopted SPD) and will report further by way of a supplementary report.     

6.35 Policy OS3 of the MDE DPD requires the provision of open space as part of a 
development.  The policy states that where this cannot be provided on site, a 
contribution will be sought to enhance existing off site public open space. Again, 
officer assessment is continuing regarding whether a, and if so what, contribution 
can be achieved here in light of the position with regard to affordable housing as 
set out above. Further detail in respect of this will be reported as a supplementary 
matter. 

6.36 Other infrastructure considerations: KCC has requested a contribution towards the 
enhancement of library services within the town. The Community Infrastructure 
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Levy Regulations contain three statutory tests. Regulation 122 states that a 
planning obligation may only be required if the obligation is:

 necessary to make the development acceptable in planning terms; 

 directly related to the development; and 

 fairly and reasonably related in scale and kind to the development. 

6.37 KCC has provided no evidence to suggest that existing facilities in the area could 
not absorb the needs of future residents with regards to libraries and as such the 
request does not meet the tests set out in Regulation 122 and the contribution will 
not be pursued in this instance. 

6.38 The applicant has carried out a bat survey of the site but no bats were recorded 
emerging from any trees or the building on site and concludes that roosting bats 
are likely to be absent from the site.  However it also notes that bats over fly the 
site and their roosts are likely to be located to the east of the site.  However, the 
report recommends that mitigation measures are undertaken by installing bat 
boxes as part of the proposed development. 

6.39 Lighting can be an issue, not just for local residents but for the local bat population 
as well. As no external lighting details have been submitted at this stage, I would 
recommend a condition to require such details to be approved by the LPA before 
any external lighting is installed. 

6.40 In conclusion, the proposed development would be an effective use of previously 
developed land in a highly sustainable urban location.  The development is 
considered to fit comfortably within the site and would enhance the appearance of 
the designated Conservation Area and the setting of the neighbouring Listed 
Buildings, which is to be welcomed. I therefore recommend that planning 
permission be granted. 

7. Recommendation:

7.1 Grant Planning Permission as detailed in the following submitted details: Letter 
APPLICANT re cert B dated 07.10.2015, Letter KCC re cert B dated 07.10.2015, 
Letter  GEORGE AND DRAGON re cert B dated 07.10.2015, Certificate B    dated 
07.10.2015, Letter    dated 07.10.2015, Archaeological Assessment    dated 
09.10.2015, Planning Statement    dated 09.10.2015, Viability Assessment  
AFFORDABLE HOUSING  dated 09.10.2015, Bat Survey  PHASE 2  dated 
07.10.2015, Transport Statement    dated 07.10.2015, Statement  HERITAGE  
dated 07.10.2015, Site Survey  INVESTIGATION REPORT  dated 07.10.2015, 
Design and Access Statement    dated 07.10.2015, Supporting Statement  
STAKEHOLDER ENGAGEMENT  dated 01.10.2015, Arboricultural Survey    
dated 07.10.2015, Tree Protection Plan  15267-BT1  dated 07.10.2015, Elevations  
20057TB P04 1of 2 block A dated 07.10.2015, , Floor Plan  20057TB P03  dated 
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07.10.2015, Site Plan  20057TB P02  dated 07.10.2015, Site Plan  20057TB P06 
distance dated 07.10.2015, Location Plan  20057TB P01  dated 07.10.2015, 
Topographical Survey  211465-SU-01  dated 30.09.2015, Other   Trip calculation 
dated 08.12.2015, Other Trip Calculation dated 08.12.2015, Drawing  VEHICLE 
SWEPT PATHS  dated 08.12.2015, Drawing  VEHICLE SWEPT PATHS  dated 
08.12.2015, Drawing  ROAD OFFERED FOR ADOPTION  dated 08.12.2015, 
Elevations  20057TB P05 Rev A 2of 2 block B dated 07.10.2015 subject to:

7.2 The applicant entering into a Section 106 Agreement covering the following 
matters:

 An affordable housing contribution;

 A public open space contribution as deemed appropriate and;

7.3  The following conditions:

Conditions:

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

Reason:  In pursuance of Section 91 of the Town and Country Planning Act 
1990.

 2 All materials used externally shall accord with the approved plans, unless 
otherwise agreed in writing by the Local Planning Authority.

Reason:  To ensure that the development does not harm the character and 
appearance of the existing building or visual amenity of the locality.

 3 No development shall commence (other than the removal of the existing 
buildings within the site) until a scheme of landscaping has been submitted to the 
Local Planning Authority and the landscaping shall be undertaken in accordance 
with the approved details.  All planting, seeding and turfing comprised in the 
approved scheme of landscaping shall be implemented during the first planting 
season following occupation of the buildings or the completion of the 
development, whichever is the earlier.  Any trees or shrubs removed, dying, 
being seriously damaged or diseased within 10 years of planting shall be 
replaced in the next planting season with trees or shrubs of similar size and 
species, unless the Authority gives written consent to any variation

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.

 4 The existing trees and shrubs shown on the approved plan, other than any 
specifically shown to be removed, shall not be lopped, topped, felled, uprooted or 
wilfully destroyed without the prior written consent of the Local Planning 
Authority, and any planting removed with or without such consent shall be 
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replaced within 12 months with suitable stock, adequately staked and tied and 
shall thereafter be maintained for a period of ten years.

Reason:  Pursuant to Section 197 of the Town and Country Planning Act 1990 
and to protect the appearance and character of the site and locality.

5 The boundary treatments to be built within and around the boundary of the site 
shall accord with the details shown on drawing no.20057TB P02, unless 
otherwise agreed in writing by the Local Planning Authority. 

Reason:  To ensure that the development does not harm the visual amenity of 
the locality.

 6 Details of the design of the acoustic fence shall submitted to and approved by the 
Local Planning Authority prior to the demolition of the building located adjacent to 
Dairy Cottage. The fence shall be erected within 2 calendar months following the 
demolition of this building, in strict accordance with the approved details and shall 
be retained at all times thereafter.  

Reason:  To ensure that the development does not harm the visual amenity of 
the locality and in the interests of residential amenity.

 7 The use shall not be commenced, nor the premises occupied, until the area 
shown on the submitted layout as vehicle parking space has been provided, 
surfaced and drained.  Thereafter it shall be kept available for such use and no 
permanent development, whether or not permitted by the Town and Country 
Planning (General Permitted Development) Order 2015 (or any order amending, 
revoking or re-enacting that Order) shall be carried out on the land so shown or 
in such a position as to preclude vehicular access to this reserved parking space.

Reason:  Development without provision of adequate accommodation for the 
parking of vehicles is likely to lead to hazardous on-street parking.

 8 No development shall take place until details of the finished slab level for the 
buildings in relation to the existing and proposed land levels within the site have 
been submitted to and approved by the Local Planning Authority, and the work 
shall be carried out in strict accordance with those details.

Reason:  To ensure that the development does not harm the visual amenity of 
the locality.

 9 No above ground works shall commence until full details of a scheme of acoustic 
protection to habitable rooms have been submitted to and approved in writing by 
the Local Planning Authority.  The scheme of acoustic protection shall be 
sufficient to secure internal noise levels that comply with BS 8233:2014 
Guidance on Sound Insulation and Noise Reduction for Buildings.  The approved 
scheme shall be implemented prior to the first occupation of the dwellings and 
shall be retained at all times thereafter.
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Reason:  To safeguard the aural amenity of the occupiers of the dwellings hereby 
approved.

 10 None of the buildings shall be occupied until details demonstrating that noise 
emitted from the plant rooms does not exceed NR35 at the boundary of the 
nearest residential property have been 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 the amenities of future occupants.

 11 No external lighting shall be installed until full details have been submitted to and 
approved by the Local Planning Authority, and the work shall be carried out in 
strict accordance with those details and retained at all times thereafter unless 
otherwise agreed in writing by the Local Planning Authority.

Reason:  To ensure that the development does not harm the visual amenity of 
the locality or residential amenity.

12 The Bat mitigation measures set out in section 4 of the Phase 2 Bat Survey 
Report shall be incorporated into the development prior to the first occupation of 
the development and shall be retained at all times thereafter.

Reason: In the interests of these protected species.

13 The window on the south elevation of Block B at first floor level shall be fitted with 
obscured glass and, apart from any top-hung light, shall be non-opening.  This 
work shall be effected before the extension is occupied and shall be retained 
thereafter.

Reason:  To minimise the effect of overlooking onto adjoining property.

14 The window located at first floor level on the east and west elevations of Block A 
shall be fitted with obscured glass and, apart from any top-hung light, shall be 
non-opening.  This work shall be effected before the extension is occupied and 
shall be retained thereafter.

Reason:  To minimise the effect of overlooking onto adjoining property.

15 Notwithstanding the conclusions of the Crossfield Consulting Site Investigation 
report no development shall take place until the following have been submitted to 
and approved by the local planning Authority:

(a) results of further site investigations targeting the area of the site where the 
hydrocarbon odour was detected within the made ground and also the area of 
the site adjacent to the electricity sub-station.  This shall include any necessary 
intrusive investigations and a risk assessment of the degree and nature of any 
contamination on site and the impact on human health, controlled waters and the 
wider environment.  These results shall include a detailed remediation method 
statement for those specific parts of the site informed by the site investigation 
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results and associated risk assessment, which details how the site will be made 
suitable for its approved end use through removal or mitigation measures in 
addition to the mitigation measures proposed within the Crossfield Consulting 
Site Investigation report.  The method statement must include details of all works 
to be undertaken, proposed remediation objectives, remediation criteria, 
timetable of works and site management procedures.  The scheme must ensure 
that the site cannot be determined as Contaminated Land as defined under Part 
2A of the Environmental Protection Act 1990 (or as otherwise amended).

The submitted scheme shall include details of arrangements for responding to 
any discovery of unforeseen contamination during the undertaking hereby 
permitted.  Such arrangements shall include a requirement to notify the Local 
Planning Authority in writing of the presence of any such unforeseen 
contamination along with a timetable of works to be undertaken to make the site 
suitable for its approved end use.

(b)  prior to the commencement of the development the relevant approved 
remediation scheme shall be carried out as approved.  The Local Planning 
Authority should be given a minimum of two weeks written notification of the 
commencement of the remediation scheme works.

Reason:  In the interests of amenity, public safety and human health and in 
accordance with the National Planning Policy Framework 2012 (paragraph 121).

16 Following completion of the approved remediation method statement, and prior to 
the first occupation of the development, a relevant verification report that 
scientifically and technically demonstrates the effectiveness and completion of 
the remediation scheme at above and below ground level shall be submitted for 
the information of the Local Planning Authority.

The report shall be undertaken in accordance with DEFRA and the Environment 
Agency's  Model Procedures for the Management of Land Contamination, CLR 
11.  Where it is identified that further remediation works are necessary, details 
and a timetable of these works shall be submitted to the Local Planning Authority 
for written approval and shall be fully implemented as approved.

Thereafter, no works shall take place such as to prejudice the effectiveness of 
the approved scheme of remediation.

Reason:  In the interests of amenity, public safety and human health and in 
accordance with the National Planning Policy Framework 2012 (paragraph 121).

17 No development shall take place within the site until the applicant has secured 
the implementation of a programme of archaeological work in accordance with a 
written scheme of investigation (including a timetable for such investigation) 
which has been submitted by the applicant and approved by the Local Planning 
Authority. The programme shall be informed by the archaeological desk based 
assessment prepared by CGMS dated October 2015. 

Reason:  In the interests of archaeological research.



Area 1 Planning Committee 

Part 1 Public 21 January 2016

18 No development shall take place until the applicant, or their agents or successors 
in title, has secured the implementation of a programme of building recording in 
accordance with a written specification and timetable which has been submitted 
to and approved by the Local Planning Authority.

Reason: To ensure that historic building features are properly examined and 
recorded.

19 No development shall commence (other than the removal of the existing 
buildings within the site) 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 demonstrate that the 
surface water generated by this development (for all rainfall durations and 
intensities up to and including the climate change adjusted critical 100yr storm) 
can be accommodated and disposed without increase to on site or off site flood 
risk. The drainage scheme shall be based upon the submitted drainage strategy 
and the proposed discharge rate to the public surface water sewer agreed with 
Southern Water.

No building hereby permitted shall be occupied until details of the 
implementation, maintenance and management of the sustainable drainage 
scheme have been submitted to and approved in writing by the local planning 
authority. The scheme shall be implemented and thereafter managed and 
maintained in accordance with the approved details. Those details shall include:
 
i) a timetable for its implementation, and
ii) a management and maintenance plan for the lifetime of the development 

which shall include the arrangements for adoption by any public body or 
statutory undertaker, or any other arrangements to secure the operation of 
the sustainable drainage system throughout its lifetime.

Reason: To ensure that the principles of sustainable drainage are incorporated 
into this proposal and to ensure ongoing efficacy of the drainage provisions.

20 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any order amending, revoking and re-
enacting that Order) no development shall be carried out within Class C of Part 
16 of Schedule 2 of that Order unless planning permission has been granted on 
an application relating thereto.

Reason:  In order to enable the Local Planning Authority to regulate and control 
the installation of microwave antennas on the buildings in the interests of visual 
amenity.

Informatives

 1 The proposed development is within a road which has a formal street numbering 
scheme and it will be necessary for the Council to allocate postal address(es) to 
the new property/ies.  To discuss the arrangements, you are invited to write to 
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Street Naming & Numbering, Tonbridge and Malling Borough Council, Gibson 
Building, Gibson Drive, Kings Hill, West Malling, Kent, ME19 4LZ or to e-mail to 
addresses@tmbc.gov.uk.  To avoid difficulties for first occupiers, you are advised 
to do this as soon as possible and, in any event, not less than one month before 
the new properties are ready for occupation.

 2 The Local Planning Authority supports the Kent Fire Brigade's wish to reduce the 
severity of property fires and the number of resulting injuries by the use of 
sprinkler systems in all new buildings and extensions.

 3 The Local Planning Authority will not accept any liability for remediation works.

 4 The applicant is reminded that a suitably qualified and competent person shall 
fulfil the requirements of the condition(s) pertaining to contaminated land 
remediation.

 5 The applicant is advised to install the fencing along the southern boundary of the 
site in such a way to avoid harming the root system of the existing trees and 
hedges.

 6 The applicant is advised to take particular care when undertaking development 
close to the Grade II Listed Building at 4 Shipbourne Road.

 7 The applicant is advised to adopt considerate construction techniques for the 
duration of the development in order to minimise any detriment caused to local 
residents.  For example, the applicant is advised to park all construction and 
worker's vehicles within the site and to avoid working outside normal working 
hours of 08.00 to 18.00 Monday to Friday, 08.00 to 13.00 on Saturdays with no 
working on Sundays, Bank or public holidays.

Contact: Matthew Broome


