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1.0 Introduction  
1.1 During the Hearing Sessions on the Tunbridge Wells Borough Local Plan, the 

Inspector asked the Council to prepare a number of Notes on “Action Points”, 

essentially to clarify its position on certain matters that were discussed. 

1.2 This Note relates to Action Point 13 relating to Policy AL/RTW 19: Land at 

Hawkenbury and AL/RTW 22: Land at Bayham West. It follows the hearing session 

for Matter 7, Issue 1 – Site Allocations – Royal Tunbridge Wells on Tuesday 21st 

June, at which the Inspector asked for the Council to provide some additional 

information in regard to allocation Policy AL/RTW 19 – Land at Hawkenbury, for a 

new ‘Sports Hub’.  This followed on from the discussion at the Hearing session and 

related to a number of issues for which the Inspector requested further clarification 

including the following; 

a. Further detail of the proposed project – in relation to the high-level proposals for 

the site to include pitch configurations, parking, deliverability, financing, and 

how the facility can be operated. 

b. High level costings of the project. 

c. Transport and highways details – primarily in relation to the access 

arrangements and any required road widening to facilitate the scheme. 

d. Parking – details of on-site and any off-site parking requirements 

1.3 Each of these issues are set out in more detail below in the following sections. 

2.0 Further detail of the proposed 

project 
2.1 As referred to at the Hearing Sessions and as set out within the Councils Hearing 

Statement – TWLP_037, the ‘Sports Hub’ approach is set out within the Local Plan 

and is a corporate aspiration set out within Tunbridge Wells Borough Councils 5 

Year Plan 2017-2022.  The 5 Year Plan lists ‘Eight Big Projects’ and includes 

file://///mkipfile02/home$/AdamR1/Download/TWLP_037_Matter-7-Issue-1_RTW-and-SO-STR-RTW1-and-STR-SO1.pdf
file://///mkipfile02/home$/AdamR1/Download/TWLP_037_Matter-7-Issue-1_RTW-and-SO-STR-RTW1-and-STR-SO1.pdf
https://tunbridgewells.gov.uk/__data/assets/pdf_file/0004/360841/The-Five-Year-Plan-2017-2022-accessible-version.pdf
https://tunbridgewells.gov.uk/__data/assets/pdf_file/0004/360841/The-Five-Year-Plan-2017-2022-accessible-version.pdf
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reference to ‘Creating new sports facilities across the borough - Residents value the 

provision of facilities and activities that promote health and wellbeing, and access to 

these activities adds to the quality of life experienced in the borough.  There is a 

high take-up of sports club activities across the borough, and the local football and 

rugby clubs have both had considerable success in recent years.  Options will be 

investigated to provide new sports facilities so that access is improved and 

increased, including the possibility of a new site that can act as a focus for a variety 

of sporting activities and as a catalyst for greater achievement’. 

2.2 Of most relevance to providing detailed background to the ‘Sports Hub’ project is a 

document entitled ‘Hawkenbury Football Centre of Excellence – Business Case 

Report – March 2017 V7’ (Appended to this note as Appendix 1) which was 

produced by ‘Strategic Leisure’ on behalf of the Council.  This document provides 

the evidence base that supports the approach, the context for the strategic business 

case, the identification of demand and the facility mix requirements (including 

illustrative layouts) as well as ‘next steps’.   

2.3 Additionally, the Council has set out at Appendix 2 to this note, an indicative 

estimated timeline for the delivery of the project, taking into account key milestones 

including the planning approval process, acquisition of the land/possible 

Compulsory Purchase Order process and build out programme.  This has been 

produced by Tunbridge Wells Borough Council, in order to demonstrate not only the 

deliverability and timeframes for the development of the sports hub, but how it will 

also tie in with the availability, deliverability and timeframes for the development of 

the other sites which feed into the ‘Sports Strategy’.  This primarily relates to the 

allocations AL/RTW 20 – Culverden Stadium, AL/RTW 21 – Land at Colebrook 

Sports Field and AL/RTW 22 – Land at Bayham West.   

2.4 The above also ties in with the Councils most up to date housing trajectory and the 

availability of the above sites in terms of delivery of housing over the Local Plan 

period.  It should be noted that the sites that will be released for housing 

development as part of the overall strategy approach are identified to be delivered 

in the latter part of the Plan period.  This allows time for the new sporting facility to 

be constructed and completed before the existing sports sites are released for 

https://tunbridgewells.gov.uk/__data/assets/pdf_file/0007/422269/TWLP_039_Matter-9-Issue-2-Five-Year-Housing-Land-Supply.pdf
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redevelopment.  This will allow for the criteria within the relevant policies referred to 

in paragraph 2.3 above to be met – primarily relating to the following; 

• ‘Planning permission shall only be granted on this site subject to planning 

permission having been granted for a suitable alternative sporting facility at 

another site;’ 

• ‘Implementation of planning permission granted for the development of this site 

shall occur only once the provision of the alternative sporting facility is 

operational, or will be operational in time for the start of the following football 

season’ 

2.5 The above approach is considered appropriate for ensuring the delivery of the site 

and the overall sports strategy approach which is a key corporate priority for TWBC. 

The documents provided at Appendix 1 and 2 of this note provide greater clarity 

and information on the project which is the basis for the site allocation AL/RTW 19 – 

Land to the North of Hawkenbury Recreation Ground. 

3.0  High Level Costings 
3.1 Information in relation to the costings of the project are included within the Business 

Case which has been produced to support the project. These can be found at 

Appendix 1 to this note.   

3.2 Section 5 of Appendix 1 details the ‘Business Case’ for the ‘Sports Hub’ project, it 

considers the case for a 3G Stadium Pitch, the management options for this type of 

pitch, indicative capital costs, whole life cycle costs, and projected income from the 

various elements of the proposal. 

3.3 In addition to the above, as set out within paragraph 237 of the Councils Hearing 

Statement – TWLP_037 – it is confirmed that: 

‘In terms of the financing of the development, it has been confirmed by the 

Council’s property team that as part of the ‘Sports Strategy ‘ approach – capital 

receipts from the redevelopment of 3 of the sports pitches – AL/RTW 20- Land at 

file://///mkipfile02/home$/AdamR1/Download/TWLP_037_Matter-7-Issue-1_RTW-and-SO-STR-RTW1-and-STR-SO1.pdf
file://///mkipfile02/home$/AdamR1/Download/TWLP_037_Matter-7-Issue-1_RTW-and-SO-STR-RTW1-and-STR-SO1.pdf
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Culverden Stadium, AL/RTW 21 – Land at Colebrook Sports Field and AL/RTW 

22- Land at Bayham Sports Field West, would provide the finance to enable the 

Council to implement the new sports hub at Hawkenbury – AL/RTW 19.  The 

Council’s Director of Finance and Development has confirmed that funding will be 

available to deliver this’. 

3.4 Further to the above approach, along with Section 106 contributions as required 

through Policy STR/RTW 1 – The Strategy for Royal Tunbridge Wells, it is 

anticipated that all these elements described above will fund the delivery of the 

Hawkenbury Football Centre of Excellence project. However should there be any 

shortfall in funding, the Council’s Director of Finance and Development has 

confirmed that the Council would seek to bridge any gap to fund the project using 

monies from other sources such as council reserves and/or other direct financing 

available to it as a Local Government Organisation such as from the Public Works 

Loan Board. 

4.0  Access and road widening  
4.1 At the Hearing session, the Inspector asked questions relating to the access and 

suitability of High Woods Lane for providing adequate access into the site.  A query 

was also raised in regard to the current permitted scheme and the highway 

considerations as part of that planning application process. 

4.2 Following the hearing sessions, TWBC has continued to liaise directly with KCC 

Highways relating to the commitment to providing a safe and suitable access to 

ensure that the site is deliverable.   

4.3 In reference to the current permitted scheme – as set out within the Councils 

hearing statement – the site already benefits from planning permission 

(21/00300/FULL), granted in April 2021, albeit a less intensive scheme for sports 

pitches without the stadia currently proposed within the allocation.  As part of the 

planning application process, comments were made by KCC Highways as part of 

the planning application consultation in March 2021 in relation to the extent of any 

road widening required at High Woods Lane and the requirement for a safety audit 
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of the whole length of High Woods Lane.  These were referred to at the hearing 

session.  The Case Officer who dealt with the planning application has confirmed 

that these issues were both dealt with through the consideration of the planning 

application and are addressed within the Officers report. 

4.4 In terms of the development currently proposed through Policy AL/RTW 19 – TWBC 

and KCC Highways have had further discussions to consider the allocation in 

response to the Inspector’s comments, including what further detail would be 

required at the planning application stage.  It is accepted by both parties that in 

order to provide a safe and suitable access into the site, some localised road 

widening along High Woods Lane would need to be achieved in order to 

accommodate traffic movements associated with the proposed use – particularly 

buses and coaches. This is considered to be achievable subject to detailed design 

considerations at the planning application stage. 

4.5 Additionally, the Council have confirmed that the allotments which run parallel to 

High Woods Lane, are within the Council’s ownership (and leased to the 

Hawkenbury Allotment Holders Association).  Therefore, some limited road 

widening/re-configuration along the road frontage as necessary, can be facilitated in 

order to provide the appropriate carriage width and re-provision of parking (again 

subject to detailed design considerations at the planning application stage).   

4.6 It is considered appropriate to provide the Inspector with comfort at the Local Plan 

stage that the access and road widening is achievable to ensure the suitability and 

deliverability of the proposed development.  Consequently, the Council has included 

at Appendix 3, an indicative plan which seeks to demonstrate that the access and 

road widening is achievable along High Woods Lane to the access point of the site.  

An indicative 6m carriageway width has been proposed.  These plans also illustrate 

how the informal parking arrangements along High Woods Lane for the allotments 

can be reconfigured and appropriate passing points can be achieved where 

necessary, subject to detailed design considerations at the planning application 

stage, in particular taking into account the large oak tree to the southern side of 

High Woods Lane just beyond the access with Cleeve Avenue, which, although not 

the subject of a TPO, should be retained as part of any detailed scheme design. 

https://twbcpa.midkent.gov.uk/online-applications/files/7FDEEC683B7FCF5ACD52EA0D3207FBA7/pdf/21_00300_FULL-Committee_Report-4155626.pdf
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4.7 Additionally, TWBC have discussed with KCC Highways the intensity of the use 

proposed and the impact on the access and the local highway network, if it was to 

accommodate a full 3,000 seat stadium.  Both parties agree, that although this is 

the overall aspiration of the football club to move up the football league structure 

and with it comes changes to pitch requirements, this would be achieved 

incrementally. Therefore, appropriate triggers could be added to the policy wording 

to refer to this and there would be opportunity to provide appropriate conditions on 

any permitted schemes in collaboration with KCC. 

4.8 KCC Highways have provided some additional suggested wording to the policy to 

strengthen it in respect of the above considerations – this can be found at 

Appendix 4 of this note. 

4.9 In addition to the above, KCC Highways have also requested that additional 

wording is added to the policy to refer to a ‘Traffic Management Plan’ to be 

produced as part of any proposed scheme coming forward.  

4.10 It is considered and agreed by KCC Highways, that the policy wording as amended 

would provide the adequate framework for the consideration of future schemes 

ensuring their suitability and safety in highways terms.  

5.0  Parking Requirements  
5.1 In terms parking provision, Appendix 1 provides further detail on this at paragraphs 

4.76 – 4.82.  Through discussions with KCC Highways, it is acknowledged that the 

details of the parking provision (both on-site and off-site) should be the subject of 

further discussions at the detailed planning application stage, to reflect the 

proposals under consideration at that time. Appendix 1 shows how the site can 

accommodate the scale of parking envisaged through the proposals. 

5.2 Additionally, criteria 4 of Policy AL/RTW 19 provides the requirement for overspill 

parking and KCC Highways have also provided suggested amended wording in this 

regard as set out at Appendix 4.  
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6.0  Interrelationship between site 

AL/RTW 19, AL/RTW 20, 

AL/RTW21 and AL/RTW 22  
6.1 It was also discussed and agreed at the hearing session on the 21 June, that the 

supporting text to the allocations AL/RTW 19 – Land to the North of Hawkenbury 

Recreation Ground, AL/RTW 20 – Land at Culverden Stadium, Culverden Down, 

AL/RTW 21 – Land at Colebrook Sports Field, Liptraps Lane and AL/RTW 22 – 

Land at Bayham Sports Field West, could benefit from greater clarification on the 

‘sports strategy’ approach and the relationship between the sites which contribute to 

the strategy.  Subject to any further consideration, new supporting text that 

highlights the ‘sports strategy’ approach and the relationship between the sites, will 

be put forward as a main modification in due course. 

7.0  Summary 
7.1 To summarise, this note provides further background to the ‘Sports Hub’ proposal, 

which is a corporate priority of TWBC.  It provides commentary on the key issues 

that the Inspector raised at the hearing session on the 19 June 2022.  To conclude, 

it is considered that: 

a. The proposal is achievable in terms of the proposed uses for the site as 

demonstrated through the ‘Hawkenbury Football Centre of Excellence – Business 

Case Report 2019’, provided in Appendix 1. 

b. The proposed scheme is confirmed to be deliverable and this is further evidenced 

in the above Business Case Report – Appendix 1, as well as within the timeline 

for delivery provided within Appendix 2 and the further confirmation from the 

Council’s Director of Finance and Development. 
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c. An indicative plan has been provided at Appendix 3, which provides further 

evidence that any necessary road widening can be achieved alongside re-

provided parking arrangements for the allotments.

d. The Highways Authority has made suggested amendments to the policy wording 

detailed at Appendix 4 in respect of access, road widening and the requirement 

for a ‘Traffic Management Plan’ in order to achieve safe and suitable access to 

the site, which would be a requirement as part of any proposals coming forward 

for the site.

e. A detailed strategy for the provision of parking is set out within the Business Case 

Report – Appendix 1 and would be the subject of further discussions at the 

detailed planning application stage, depending on the scale of the proposal and 

the information provided for within the ‘Traffic Management Plan’ to be agreed at 

that stage with KCC Highways.

7.2 Subject to any further consideration, new supporting text that highlights the ‘sports 

strategy’ approach and the relationship between the sites, will be put forward as a 

main modification in due course. 

8.0  Policy AL/RTW 22 - Land at 

Bayham Sports Field West 
8.1 Additionally, at the session on the 21 June, the other ‘Sports Strategy’ sites were 

discussed.  The Inspector raised a question in relation to the pedestrian access to 

this site and the possible need for a pedestrian crossing to access the footway 

proposed on the southern side of Bayham Road (opposite the proposed access to 

the site). 

8.2 On discussing this again with KCC Highways, it can be confirmed that an 

uncontrolled dropped kerb crossing point would be required to facilitate a scheme of 

the size proposed.  The requirement for this is proposed to be added to the policy 

criteria of Policy AL/RTW 22, as a modification as set out in Appendix 5 of this 

Action Point Note. 
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