
Tonbridge & Malling Borough Council
Development Control
Gibson Building
Gibson Drive
Kings Hill
West Malling, Kent
ME19 4LZ

Highways and Transportation
Ashford Highway Depot
4 Javelin Way
Ashford
TN24 8AD

Tel: 03000 418181
Date: 17 December 2020

Application - TM/20/01820/OAEA
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Proposal - Outline Application: Hybrid planning application for the following

development: Outline planning permission (all matters reserved) for the
erection of flexible B1c/B2/B8 use class buildings and associated access,
servicing, parking, landscaping, drainage, remediation and earthworks; and,
Full planning permission for erection of two warehouse buildings for flexible
B1c/B2/B8 use class, realignment of Bellingham Way link road, creation of a
north/south spine road, works to the embankment of Ditton Stream,
demolition of existing
gatehouse and associated servicing, parking, landscaping, drainage,
infrastructure and earthworks

Dear Robin

Thank you for providing the Transport Assessment Addendum (TAA) dated 2 December 2020
which has been prepared in response to my consultation response to Tonbridge and Malling
Borough Council of 29 October 2020.

I have reviewed the TAA and my comments are as follows:

1 Accessibility

The applicant has agreed to provide financial contributions towards the cost of pedestrian/cycle
improvements as follows:

Drawing 205236D-C-02 shows improved, widened footways along the eastern side of Papyrus
Way and extending along the southern side of New Hythe Lane towards New Hythe Station.
Improvements to pedestrian and cycle routes are welcomed please provide highway boundary
drawings in order to show that these measures can be delivered within the highway. It appears
that the section along Papyrus Way opposite Abbey Drive includes third party land.

A footway link along the east side of Leybourne Way from New Hythe Lane to tie in with the
existing footway is shown on drawing number 205236D-C-03 and this is as requested.



A walking and cycling route to Aylesford rail station is shown on drawing number 205236D-C-04
and whilst this is supported in principle it is considered that the carriageway on Station Road
should be a minimum width of 6.5m and therefore some highway verge could be used to
increase the width of the footway/cycleway whilst maintaining a reasonable carriageway width.
The widening of the footway should continue along the radius of the junction of Bellingham Way
and continue into Bellingham Way with a tactile crossing provided to allow pedestrian and
cyclists to link with the footway /cycleway proposed along the western side of Bellingham Way
as shown on drawing number AYL-BWB-GEN-IF-SK-C-0102 Rev P04. Again, highway
boundary detail is required.

A walking and cycle route along the Bellingham Way link road is included on drawing number
AYL-BWB-GEN-IF-SK-C-0102 Rev P04. I am not sure whether there is a cycle route along the
section of Bellingham Way between the site boundary and the junction with New Hythe Lane; if
not please could this be provided in order that it links with the route on New Hythe
Lane/Leybourne Way.

AYL-BWB-GEN-IF-SK-C-0101 Rev P03 shows the footway cycleway extending along the site
access road and into College Road, however there is a narrow 2m section prior to the junction
with Papyrus Way and this should be widened to 3m.

A financial contribution of £250,000 for the upgrade of the existing public footpath along the
south side of the River Medway between Mill Hall and Aylesford village has been offered and
this is welcome and accepted.

Enhancement to PRoW MR492 and MR493 are also agreed.

Since providing my previous comments I have been made aware of the footpath leading
towards Bell Lane from Bellingham Way and this could provide a useful link between the
residential area and this employment site for cyclists as well as pedestrians if it were widened. It
would be particularly helpful if this could be sufficiently wide to accommodate vehicles wishing
to access the water treatment site which currently have to take access from Bell Lane.

The increase in traffic along Papyrus Way and into New Hythe Lane is a concern for
pedestrians wishing to cross New Hythe Lane to access the bus stop opposite the Brickmakers
Arms and Leybourne Lakes. A pedestrian crossing facility is required.

Indescrimiate parking occurs along the footway on New Hythe Lane on the approach to the
junction of Bellingham Way/Leybourne Way and this is likely to interfere with the free flow of
traffic. A scheme to manage parking, providing formal on-street parking bays would improve
traffic flow and reduce traffic speeds due to reduced carriageway width, whilst allowing parking
to occur.

Additional incentives to encourage sustainable travel are as follows:

Bike hire scheme comprising 36 bikes over 6 bike stations with maintenance and running costs
for 5 years.

Car club contribution of £50,000 to fund the provision of 1 car club vehicle at year 1 and 2
vehicles at years 2 and 3. All business provided with free car club membership for their
employees and 1 years free personal membership to all employees.

Car Pooling contribution and provision of car share parking spaces.

Charging points for electric vehicles at 10% across the site and 100% passive provision.



Car Park Management Plan

Cycle parking is proposed for 230 cycles with a commitment to provide additional spaces
should they be required. I would question how this will be monitored as this will require periodic
surveys which should be completed at the applicant’s expense. Please provide details of how
this will work in practice.

A contribution towards bus service enhancements is proposed based on an extension of a local
bus service connecting the site with Maidstone on a half hourly frequency  at a cost of
£664,460. I await comments from KCC Public Transport Team.

The commitment to provide these contributions is welcomed and whilst S106 contributions are
appropriate for the PRoW improvements, the bus contribution and the sustainable travel
initiatives, the works within the highway should be completed via S278 Agreement. This would
include footways/cycleways and bus stop improvements.

2 Vehicular Access Strategy

Drawings of the Bellingham Way Link road have been updated to take into account the
comments raised in the previous response by KCC Highways. I can confirm that a design in
accordance with the Kent Design Guide, Local Distributor Road is acceptable. A safety audit is
provided at Appendix B of the TAA and designers comments are included. The comments can
be addressed in the detailed design. I note that comment has been made regarding the straight
alignment of the access road and that this could lead to speeding and therefore additional
speed restrain features are needed at 60m distances.

Swept path drawings are provided at Appendix C of the TAA. Drawing
AYL-BWB-GEN-IF-SK-C-0111 Rev P01 shows tracking for HGVs and access to units are
designed to reduce HGVs movements travelling to and from the direction of Papyrus Way,
however there is nothing to prevent HGVs turning right into units 3 and 4 or turning right out of
unit 1. Physical restrictions are needed to prevent these manoeuvres such as central islands on
the access road.

Access to unit 3 is too tight, the tracking diagrams show HGVs in conflict. The site is shown to
cater for a significant number of HGVs and so additional space should be provided.

A third-party TRO is required in order for the applicant to pursue a weight limit and also parking
controls in the HGV turning area.

A signing strategy should also be a condition of any planning consent.

3 Parking

It is agreed that an appropriate condition can be provided to review the parking provision should
units 6 and 7 be used for  B1 or B2 use and not B8 use subject to LPA approval.

Measures can be included in the travel plan to encourage car sharing and reduce single
occupancy car trips.

Safe secure cycle parking is required for units 6 and 7 close to the building entrance. This isn’t
shown on the layout plan. The level of cycle spaces proposed is significantly less that that
recommended in SPG4. The applicant indicates a commitment to increase cycle parking if



needed and so details of how this will be identified, where it will be provided and how it will be
funded are needed and this can be included in the travel plan.

4 Crashes

Additional information is provided and no particular problems are identified.

5 Trip Rates

An explanation of the methodology used to calculate the modal trip generation for staff trips has
been provided and the use of census travel to work data is agreed.

6 Traffic distribution

Vehicle distribution diagrams for various scenarios have been included in Appendix E for both
AM and PM peaks and Appendix F provides the methodology undertaken to estimate the
distribution of trips associated with the extant use of the Aylesford Newsprint site and the
distribution of the development trips on the new link road. Census data has been used to
understand the usual residency of those who work within Tonbridge & Malling using the Middle
Layer Super Output Area (MSOA) where the site is located.

The approach taken to determine the make-up of trip origins is accepted and it highlights that
most workers will travel from Maidstone and Medway to the Aylesford Newsprint development
site. Figure 1 within the TA Addendum Appendix F indicates the predicted distribution routes.
Tables 3 and 4 further explains the total breakdown of trip percentage, this feeds into explaining
how trips will disperse from the site to the various eight routes shown in Figure 1. Kent CC
agree in principle with the approach taken for car trips however HGV trips will be routed to
Leybourne Way and it isn’t clear if has been accounted for. Please include HGV numbers on
the distribution diagrams. It should be noted that staff at the former Aylesford Newsprint site
were able to access the site from both ends of Bellingham Way through a barrier system. This
should be accounted for in the distribution the extant use staff trips.

I would be grateful if some clarification could be provided regarding the distribution diagrams at
Appendix E as the Do Minimum 2031 doesn’t tally with the flows in the A20 Visum Junction
Assessments report March 2019 and there seem to be discrepancies in the flows – for instance
386 vehicles are shown to be exiting Bellingham Way to Station Road in the AM peak when this
link is closed to traffic.

The TAA states that the current application is expected to generate less traffic than that
predicted in the Visum modelling for the Local Plan – please provide evidence of this.

7 Growth

Junctions have been assessed for the 2031 future year and so the concern previously raised is
adequately addressed.

8 Impact

The development is expected to generate 742 in the AM and 854 in the PM peak. Taking into
account the trips that could be generated by the extant use of the site the residual traffic
generation is 543 vehicle trips in the AM peak and 593 in the PM peak. This is a significant
amount of traffic to accommodate on an already constrained highway network and this is why
an assessment of a wide study area has been requested.



The TAA includes further analysis of the net impact of traffic at additional junctions as
requested and including:

Jn 1 Bellingham Way/New Hythe Lane/Leybourne Way
Modelling indicates that the junction is within capacity in the Do Something 2031 scenario

Appendix H provides a safety review of the New Hythe Lane roundabout as shown on drawing
205236D-A-06. The review has considered the geometry of the roundabout and the crash data
for the 5-year period and states that there are departures from design standards on the
geometry of the roundabout and concludes that these are existing and do not appear to have
formed a detriment to highway safety at this location. However, it would seem that the audit
team have not taken into account the very significant increase in traffic flows generated by this
planning application which will gain access to the wider highway network through this junction. It
is the view of the Highway Authority that the deficiencies in design combined with the increase
in traffic will lead to safety issues and it is recommended that appropriate mitigation is provided.

Jn2 Papyrus Way/New Hythe Lane
The junction has been remodelled using a one-hour profile and including growth to 2031. No
capacity issues have been identified.

Jn 4 Leybourne Way/Tesco access
 The junction is expected to see a small increase in traffic flows during the AM peak (48) and a
significant reduction in the PM peak (-343). A capacity assessment has been completed and
the junction has sufficient capacity to accommodate the additional vehicles in the AM peak
period.

Jn 8 A20/Malling Road/Hays Road no significant impact

Jn 9 A228/Peters Bridge is expected to see a significant reduction in traffic flows in both peak
periods and therefore a capacity assessment is not required.

Jn 12 A20/Ashton Way/Castle Way
This junction is expected to see a net reduction is traffic in the AM peak and a small increase in
the PM peak (23 vehicles) This increase is not considered significant for a junction of this size
and therefore additional modelling is not required.

Jn 13 Leybourne Way/Lunsford Lane Table 9 Appendix G shows a significant net reduction in
traffic flow at the junction so additional modelling is not required.

Jn 14 A20/New Road
Although there is expected to be an increase in traffic of 60 vehicles in the PM peak this
junction is subject to improvement via S278 works associated with the Parkside development
proposal at East Malling. The junction improvement was modelling with the Aylesford Newsprint
development included.

Jn 17 A20/Mills Road/Hall Road
Junction improvement schemes are programmed to commence summer 2021 with completion
expected approximately 12 months later. The junction improvement has been modelled to
include traffic generated from the redevelopment of the Aylesford Newsprint development. The
redevelopment of Aylesford Newsprint is expected to generate an additional 50 traffic
movements in the AM peak and 54 in the PM peak at this junction. A condition to restrict
development prior to the completion of the works is not required as the opening of the



Bellingham Way link will allow improved highway resilience and this will outway the disbenefit of
the additional traffic movements.

Jn 18 A20 Coldharbour Roundabout
The development is expected to generate an additional 28 traffic movements in the AM peak
and 52 in the PM peak. Work on the improvement scheme is expected to start spring 2021. The
improvements have been modelled to include the Aylesford Newsprint development. A
condition to restrict development prior to the completion of the works is not required as the
opening of the Bellingham Way link will allow improved highway resilience and this will outway
the disbenefit of the additional traffic movements.

Jn 19 A20/ St Laurence Avenue
The increase in traffic arising from the development is minimal; 4 traffic movements in the AM
peak and 12 in the PM peak.

Jn 20 Station Road/ Hall Road the capacity assessment indicates the junction operates within
capacity in the Do Something 2031 scenario. Please can the modelling for this junction be
checked as the Do Minimum results provided in the TA which include the extant use of the
Newsprint site show significant reserve capacity however the A20 Visum Junction Assessment
Report of March 2019 shows negative capacity in 2031 Do Minimum scenario without extant
use trips included.

Jn 21 Station road / Bellingham Way link has been modelled with the left turn in from Station
road set to zero and the TAA states that this has been done as the left turn in gives way to the
right turn in. I am not convinced that this is the case. The results of the capacity assessment
show the junction to be over capacity in the AM peak and at capacity in the PM peak. There is
also a safety concern with regards to this non-typical junction arrangement in the context of
intensified use.

The TA provides reasons why the junction should not be improved to accommodate the
additional traffic generated, however it is the view of the Highway Authority that the queues and
delays arising from the increased traffic as a result of this application are excessive and will
lead to severe congestion and highway safety issues. It is appreciated that an array of
sustainable transport infrastructure and contributions are proposed and this is very welcome,
however the site is being developed for a large employment site which will generate as
significant amount of LGV movements which are not suited to sustainable modes of travel and
therefore mitigation is considered necessary. 

Jn 22 Forstal Road/High Street, Aylesford
The application is expected to reduce traffic through the junction by 140 vehicles in the AM
peak and increase by 59 in the PM peak.

Jn 23 A229/Forstal Road/Sandling Lane – Running Horse Roundabout
The capacity assessment for the Running Horse roundabout shows the A229 (N) arm to be
over capacity in the 2031 base + committed development scenario and this is worsened in the
‘with development’ scenario. The results show that the traffic generated by this application will
double the queue and delay on this arm of the junction, although all other arms remain within
capacity. It would therefore seem appropriate for mitigation to be provided either in the form of
S278 works on this arm of the junction or via contributions to the Kent A229 Bluebell Hill
improvement scheme.

A20/Hermitage Lane
The traffic generated at the junction of A20/Hermitage Lane is approximately 124 movements in
the AM peak and 91 in the PM peak. The junction has not been included in the modelling and it



is recommended that the Whitepost Field link road should be completed prior to full occupation
of the application site. The trigger should be based on traffic generation. Whilst the traffic
volumes arising from the detailed element of this application can be accommodated prior to the
link road being delivered, further work is needed to evidence the amount of additional traffic that
can be generated through the junction without the link road in place.

JN 27 Level crossing
The level crossing already causes queues in each direction along Station Road. It is clear that
the additional traffic generated by this application will worsen this situation, however this cannot
reasonably be mitigated by this application.

Site Access junctions
All site access junctions operate within capacity in the 2031 scenario.

9 Mitigation
The improvements to sustainable transport modes are welcome and will allow choice of travel
options for employees travelling to and from work and local residents. The opening of the
Bellingham Way link road will provide an alternative route to the A20 to the benefit of highway
resilience. An employment site of this size will generate significant numbers of operational
vehicle trips which unfortunately are not likely to switch to sustainable travel options. Impact
assessments have been completed for a number of junctions and the results indicate that for
the majority, the application will not have any detrimental impact on capacity or safety. However
the evidence provided indicates that this application will have a significant detrimental impact on
some key junctions, namely Station Road/Bellingham Way, Running Horse Roundabout and
there are safety concerns relating to the roundabout junction of Bellingham Way/New Hythe
Lane/Leybourne Way which are not addressed. Additionally, discrepancies in the 2031 base
traffic flows need clarification.

10 Conclusions

The TAA has provided additional information which has clarified many points and addressed
many concerns previously raised and this is greatly appreciated. There are however some
areas where additional information and design alterations are required as identified in the
foregoing report. Additionally, there are key junctions where the evidence provided to date gives
rise to concerns relating to congestion and safety and these are not addressed. It is considered
that without appropriate mitigation this application is likely to lead to an unacceptable impact on
highway safety, and the residual cumulative impacts on the road network would be severe.

Further consideration will be given if additional information and clarification is provided as
identified in this report and appropriate mitigation as recommended above.

Yours sincerely

Louise Rowlands
Principal Transport & Development Planner


